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CITY OF LAKE OSWEGO 
Development Review Commission Minutes 

Monday, August 6, 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, Paden Prichard, Jeff Shearer, 

Nick Shur, Kirk Smith and Jason Frankel  
 
Members absent:  None 
 
Staff present:    Jessica Numanoglu, Planning Manager; Johanna Hastay, Senior Planner; and 

Evan Boone, Deputy City Attorney 
 
COUNCIL UPDATE 
Councilor Theresa Kohlhoff updated the DRC members on items being addressed by the City 
Council: 

1. Bees and yellow jackets are aggressive this year. 
2. City Council reversal of a previous hearing on a drywell and rain garden with conditions of 

approval.  She acknowledged the Commission’s good work on the details of the case. 
3. On September 6 Council will return from a leave and hold a hearing on the Walker property 

by Tryon Cove.   
No substantive questions or comments from DRC members present followed.  

FINDINGS 
None 

MINUTES 
None 

PUBLIC HEARINGS 
LU 18-0026, is 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 and Hallmark Drive (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, then asked DRC members to 
declare ex parte contacts, biases, or other conflicts relating to applicants or the proposed project. 
All declared that they have no conflict of interests, no ex parte contact, and no bias.  Chair 
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Poulson, Mr. Frankel, Mr. Prichard, Mr. Smith, Mr. Shur, and Mr. Ahrend responded that they all 
have visited the site as a group with staff. Mr. Shearer stated that he had occasionally worked with 
the applicant’s architect prior to his retirement. No one challenged any Commissioner’s ability to 
consider the application. 
Staff Report 
Johanna Hastay summarized the site proposal and the correspondence received on the subject 
proposal. She noted most comments in opposition were on the tree removal, spillover traffic into 
the neighborhood and impacts, as well as negative impacts from scale and design of the project, 
lack of affordable housing and how demographics will change in the Waluga neighborhood. 
The site consists of two lots that are referred to for convenience as the “Mercantile” and “Idaho” 
properties (the “Idaho” property is so named due to its shape). The site is located in the Lake 
Grove Village Center Overlay District and is zoned GC. The Mercantile lot is the only part of the 
site to be developed. The site is located at the intersection of Boones Ferry Road and SW Kruse 
Way, part of the 2035 Vision Map for the 2008 Lake Grove Village Center and identified in the 
2013 Comprehensive Plan as a site in the Lake Grove Town Center for commercial development 
and increased housing density on the corridor. With the connectivity, the site provides a mix of 
uses, structured parking and easy access to major highways and transit corridors. 
Ms. Hastay showed graphics of the original concept for the site presented by the applicant in the 
pre-application meeting in 2016 and how it has evolved to the current design, consistent with the 
City’s plans.  
The applicants are restoring the RP district on the Mercantile lot. Forty-two trees are proposed for 
removal. Four large sequoias are being retained. Open space compliance will include 25,000 
square feet of open space easement on the “Idaho” property. 
The Mercantile site is designated Campus Design in the Lake Grove Village Center Overlay 
District. It is not in designated as Urban Village Design. All dimensional setbacks of the district are 
met by the proposal. 
Design standards are met by use of the Italian Renaissance (residential on Kruse Way), Arts and 
Crafts (retail building on Boones Ferry Rd.), and Art Nouveau (small retail kiosk at Kruse Way and 
Boones Ferry Rd.) styles. No variances are requested. 
Site planning can comply with staff recommended conditions of approval. Though not required, 
urban streetfront environment features were incorporated into the ground floor facades of the 
development in order to integrate with the streetscape appearance for future development along 
Boones Ferry Road near the site, which will be subject to the urban streetfront environment 
requirements. 
Staff spoke to the trees slated for removal since they were the subject of most letters of objection. 
Ms. Hastay stated that most of the trees marked in red for removal are in parking lot planters, are 
6-15 inches in diameter, and were planted as part of redevelopment that occurred in 1979 or 1987. 
They are in fair condition and do not contribute to a large canopy. Staff concurs with the applicant 
that there aren’t any ecological impacts that won’t be managed, but did find under sub criterion (b), 
there is an aesthetic impact. Staff found there would be a change to the skyline with the removal of 
so many trees. Exception b would apply, to see if there would be a reasonable alternative to the 
tree removal that allowed the property to be used as permitted in the zone and staff found there 
would be no reasonable alternative. There are 286 replacement trees and about 2,000 5-gallon 
shrubs to be planted or retained in the applicant’s proposal. 
All development standards are met as shown on the site plan or can be met as conditioned. A new 
water line is proposed. Flow through treatment of stormwater will be provided with all impervious 
runoff to be detained onsite.  
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The Urban Village design requirements don’t apply to this site, but were incorporated to make the 
site consistent with the adjacent zone and future development. 
Mercantile Drive will be impacted by the construction. The traffic impact analysis found that the 
traffic impacts will be the same as if the existing site was leased out at full capacity. Additional bike 
and pedestrian traffic will be addressed by a new bike path on Mercantile Drive and full frontage 
pedestrian improvements. 
Truck loading will not involve backing up into the public streets. The loading dock will 
accommodate the truck container. 
In summary, staff finds all site design and development requirements are met or can be 
conditioned and recommends approval, subject to conditions in the staff report. 
 
Questions of Staff 
Commissioner Ahrend asked Ms. Hastay about the parking garage access for retail, which was 
separate from access to the residential parking. The residential parking is going to be accessed 
from Mercantile Drive, according to Ms. Hastay.  
Mr. Ahrend also asked about retention of the existing access driveway in its current location. Ms. 
Hastay stated it was retained, allows for tree preservation, and meets AASHTO spacing standards. 
Mr. Ahrend asked about the 15% landscape standard for commercial and 20% open space 
requirement for residential and/or mixed use. He asked what happens when the “Idaho” site 
develops. Ms. Hastay explained because of the 28 to 35-foot height limitation, the likely result 
would be a small commercial building. The proposed open space easement on the Idaho Property 
could not be used toward a landscape and/or open space requirement in the future. If both sites 
had been developed with this application, the 35% landscape/open space set aside requirements 
would have applied to both properties.  
Chair Poulson asked about an open space transfer if the lots are combined for development.  Ms. 
Hastay says it is discussed in the Open Space code. She stated the lots could not be combined as 
there is an intervening right-of-way. Discussion ensued regarding net developable area where Mr. 
Boone explained the applicant can define the developable site area as part of a “cohesive 
development plan”. He stated that nothing mandates the definition of “adjacent (abutting or across 
the right-of-way) developable site”. Chair Poulson sought more definition of the required open 
space including the adjacent developable site. The staff interpretation is that you can assemble the 
development site including property that is directly adjacent (across the street).  
Commissioner Ahrend noted that when a public street is built as part of a development, it splits the 
development.  In this case the public street already exists.  Mr. Boone stated the difference in this 
case is that there is a limited type of use, open space, on one side of the site. There is nothing that 
mandates commercial use on one side or the other.  That is staff’s interpretation.  Mr. Ahrend 
pointed out that there is a future pedestrian connection to a proposed street for the residential use. 
The pedestrian connection appears to cross the open space easement. Ms. Hastay said there is a 
question of what would happen if the site is partitioned and sold separately. She said she 
consulted City legal counsel on what would trigger compliance with development standards. She 
was not certain on what would trigger compliance with the development standards. Partitioning 
may or may not trigger the pedestrian improvement requirements.  Future redevelopment of the 
currently vacant Idaho property would likely trigger development requirements, due to a higher 
intensity use.   
Mr. Boone stated that staff looked at the impacts permissible under the development proposed. In 
this case, any development on the site in the future would be reviewed and conditions imposed at 
the time of redevelopment. Once impacts of the development are mitigated, on-site or off-site, 
based on this current development, future development may trigger additional improvements. Mr. 
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Ahrend opined he had concerns that some frontage improvements on the entire Idaho frontage 
may not ever be implemented if that lot is not developed. Mr. Boone stated that the current 
development may trigger full frontage improvements. 
Commissioner Prichard asked about the size of the entire Idaho site.  Ms. Hastay stated she didn’t 
know what it was, but about 59,000 square feet.  Mr. Prichard asked about the delineation of a line, 
whether it is the property or easement line. She said the applicants could address the question, as 
there were some modifications proposed and will be discussed in applicant’s testimony. 
Ms. Hastay said if there were changes to the proposal later on, the applicant would have to come 
back to the City for review.  Mr. Boone said that it is important at this time to make sure the two 
parcels remain together as part of the current development proposal.  He gave an example of 
another development where a covenant was used to ensure that two separate parcels remained 
together as part of a single development. 
Commissioner Shur had a question on transit features as discussed on page 29 of the staff report.  
Ms. Hastay said the applicant’s responsibility is to provide sidewalks and internal walkways to 
transit features on Kruse Way and Boones Ferry Road. Someone from the audience articulated 
where the bus stops are near the site.  Ms. Numanoglu pointed out the need for connectivity no 
matter where the transit stops are located. Bus stops are coordinated with TriMet and the City. It is 
not within the redevelopment process. 
 
Applicant 
Steve Wells, Trammell Crow Company, introduced other members of the development team. He 
expressed the need for additional rental housing in the City that this project can provide. He 
introduced Kurt Schultz from SERA Architects at the table with him. 
Kurt Schultz, SERA Architects presented the design concept to the Commission, which emerged 
from team and community conversations and was based on City goals. He presented a walk-
through for the site plan incorporating the different levels of the buildings and structured parking lot.  
The main entry to the residential use is from Mercantile Drive. Traffic based on the proposed 
building is equal to or less than the existing medical office development at full occupancy.  He 
spoke to the retention of the sequoia tree in the northwest corner and removal of the other trees as 
articulated in the staff report, as well as the replacement planting of a total of 286 trees. 
For the upper floors, there are to be 208 market rate units, with access off of Mercantile Drive.  All 
residential parking is hidden from view from the exterior of the site. Building height is 45 feet, but 
steps down towards Mercantile Drive.  The residential building style is Italian Renaissance.  The 
other buildings embody an eclectic mix of styles, such as Arts & Crafts and Art Nouveau, as 
suggested by neighbors and the City staff. Mr. Schultz walked the Commission through visuals of 
the building elevations and landscaping. 
At the neighborhood meeting, it was suggested that the open space easement encompass all the 
sensitive lands, adding an additional 13,000 square feet of open space.  It leaves a smaller 
potential development parcel on the Idaho site. There were also changes to the landscaping for the 
commercial building to open it up more to the pedestrian realm. These changes were added to the 
proposal for the hearing. The applicant agreed to the staff report and all recommended conditions 
of approval. 
Questions of Applicant 
Commissioner Shur said he liked the trellis on the corner building that was originally proposed. 
However, if it is not proposed, he asked if there is a way to break up the roof line along Kruse Way 
at Boones Ferry.  Mr. Schultz said that they have provided some horizontal break ups to the 
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commercial façade and vertical break ups on the residential building.  Mr. Shur opined that there 
was not a village feel to the Italian Renaissance facades. 
Commissioner Shearer asked about the loading zone, which is about 70-feet deep and its use by 
retailers. Mr. Schultz said the loading dock is required to be adjacent to the anchor tenant. Due to 
the grade levels the truck loading zone is mid-building but has translucent windows. Mr. Shearer 
asked about trash location for the commercial tenants.  Mr. Schultz pointed out where trash 
enclosures were located on site, at the loading dock for the anchor tenant and at the north end of 
the parking area for the rest of the commercial tenants. Residential garbage will be located within 
the parking structure.  No parking spaces will be encumbered for the trash removal. 
Commissioner Shearer then asked about liquefaction of the soils and how the deflection of the 
buildings will be supported.  Mr. Schultz said that foundations will be concrete and the residential 
units will be wood frames.  Spread footings will be used. The geotechnical engineer is designing 
the remedy, though he was not present at the hearing. Mr. Brady Berry, who is present, may be 
able to answer any questions. 
Commissioner Prichard also had questions about both retail and residential trash will be going out 
of the same location and that is seems to be a confined space, near one of the principal entrances 
to the garage, which was perceived as problematic. Mr. Prichard stated that the pergola originally 
proposed at the northeast corner could be moved to the east side of the roof so there is still a 
rooftop amenity on the building. He also suggested not removing the full extent of the stone walls 
on the retail building, maybe keeping some of them.  He then asked about personal balconies on 
the residential units, which were present on earlier plans, but not so many shown on the newer 
plans. Outdoor space is desirable for people. There may be concerns about the outdoor space 
contributing to clutter.  He suggested that balconies be provided and the appearance would be 
subject of the property management. 
Mr. Prichard stated he was concerned about the ability of small trucks to be used for moving 
tenants in and out and deliveries may be precluded.  Mr. Schultz said that the garage openings will 
be sized to accommodate these vehicles.  He also noted that most residential move in/move out 
traffic would be through the main entry on Mercantile. Mr. Prichard noted that there were 57 
spaces short for retail.  Mr. Schultz said there were excess parking spaced for the residential, 
which could be used for retail parking on the 2nd level of the garage.  
Mr. Prichard noted that there was a gray area on the north edge of the driveway to the parking 
garage. Mr. Schultz stated that it was excess area underground adjacent to the ramp. Mr. Prichard 
said that on Exhibit E-004 there was crawl space noted. He asked if extra retail parking could be 
placed there. He noted that employee parking would likely be in the crawl space area, which 
appears to have adequate ceiling height. Building management would assign employee parking 
spaces. Mr. Prichard noted that he liked the Italian Renaissance style, but questioned the wooden 
bay windows, and asked for more balconies in the residential portion of the building. 
Commissioner Shur asked about the swimming pool shown and asked what other amenities will be 
available.  Mr. Schultz said there would be club and fitness rooms, a spa, business center and 
outdoor space around the pool area. Within the building there would also be additional meeting 
spaces for residents.  Darker orange color on the plans denotes public space or amenities. 
Commissioner Prichard asked for a definition of “market rate” units.  Mr. Wells said the units were 
an average of about 900 square feet and rents would be about $2700 per month for 1-bedroom 
units and less than that for smaller studio units. Mr. Prichard opined that smaller units were not 
leasing well. 
Commissioner Ahrend asked how one would get from the lobby to the units on the west side of the 
building.  Mr. Schulz stated that two elevator cores would serve the upper levels of the residential 
units, noting that the north elevator core would serve the units on the western edge. 
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Mr. Ahrend had concerns about the delivery trucks using the retail parking area and having to back 
up.  Mr. Schultz explained how trucks would access the parking areas and exit the site. 
Brian Dunn, Kittleson & Associates, Transportation Engineer, came to the table to answer 
questions from Mr. Ahrend on the estimates of site trip generation.  Data collection was based on 
existing uses and what the currently empty spaces would generate to estimate the total trips.  
Medical offices for the empty spaces were used for current trip estimates. Mr. Dunn explained the 
methodology used for the estimates for the existing and new proposed uses. The table shown at 
the hearing identified future trips based on the new uses.  Mr. Ahrend asked why there were more 
weekday trips than currently generated for the medical offices.  Mr. Dunn stated that there were 
longer hours attributed to retail uses such as restaurants and bars.  Mr. Ahrend asked about the 
estimates for internal trips and peak hour trips.  Mr. Dunn assumed that there were 87 PM trips 
(25% or so) that were internal. Mr. Ahrend said the table said 23% were internal.  Mr. Ahrend said 
the internal trips were a bit high, but comparable for the peak hour trips. Mr. Dunn relayed the 
software and methodology used to calculate the internal trips. The conclusion is that the proposed 
uses would generate about the same number of trips as the current uses if medical offices were 
fully occupied.  
Mr. Ahrend asked about the offset of the street entering the site from Mercantile.  Mr. Dunn said 
there was not concern for queuing at that location. Volumes are low on Mercantile. At the existing 
west driveway sight distance was analyzed in both north and south directions. Both intersection 
and stopping distance were measured. Per the AASHTO manual, 280 would be the sight distance 
needed. The northerly sight distance would not be met by a small distance; however, stopping 
sight distance is met in both directions. There is an exception allowed in the code, if stopping 
distance is met. Mr. Ahrend said he found an error in the calculations. He would like to see revised 
striping at Boones Ferry Road and Mercantile. 
An AM analysis was not included in the traffic study. Mr. Dunn said there was a scoping process 
with the City, and there was not a request to do the AM study. The critical peak hour for the 
roadways and the site is the PM peak.   
Mr. Ahrend said there was a request from the neighbors for additional intersection analyses, but 
was not provided, for Hallmark to Douglas Way and perhaps on to Quarry Road, though the City 
did not ask for these to be scoped.  Mr. Dunn said those trips are local trips.  There may be some 
trips that would be to the proposed use. However, he would not consider trips to or from the 
proposed site as generating cut-through traffic on those corridors. It serves the local land uses. 
Traffic volumes are pretty low at the T-intersection.  
Mr. Ahrend said there are not numbers for the coffee use (prior use). Mr. Dunn said that the 
Providence fitness center (also no longer there) trips were also not counted.  He opined that trips 
(average weekday) for the current uses may be slightly higher than shown.  
Mr. Ahrend said that one of the Boones Ferry Rd. /Kruse Way cycles lengths may be slightly short.  
He also noted that Synchro 9 and 10 methodologies were used which are different.  Mr. Dunn said 
Synchro 9 was used for existing conditions, then Synchro 10 upgraded software was used for the 
new proposed uses.  Results are not too different from the versions, he and Mr. Ahrend opined. 
Mr. Ahrend stated that the roundabout to the west fails. Mr. Dunn stated that the new uses should 
not be required to improve an already failing facility. He noted there were no TSP projects 
proposed for that location at this time.  The City Traffic Engineer confirmed that point.  Mr. Ahrend 
stated that the roundabout will see an increase, but not much worse that what exists from the land 
uses now. 
Mr. Ahrend noted eastbound at Carman and Kruse backs up, but it won’t get much worse due to 
the proposed project. Signal timing adjustment may need to be made. The bottom line is there are 
some errors in the traffic study, but the recommendations are consistent with the findings as made. 
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Commissioner Shur asked how pedestrian trips are calculated. Mr. Dunn stated that actual counts 
were made.  He was asked by Mr. Shur how many occupants would use transit. Mr. Dunn said he 
didn’t know, but those assumptions are included within the methodologies used for trip estimates. 
Chair Poulson said the traffic study is a cross between art and science and is bordering on the “art” 
side as the current use of the site is not fully occupied. The public is led to believe there is a 
reduction in trips leaving the site even though there will be increased development under the new 
proposal.  Mr. Dunn explained how the ITE Trip Generation Manual is used to calculate the 
proposed and existing uses. Medical uses have a high trip generation. The pass-by and internal 
trips lead to less trips and impacts.  Mr. Poulson gave an example of 208 residents coming and 
going daily and the trips generated. Mr. Dunn further explained how the trips will be distributed.  
Chair Poulson opined that surrounding office buildings would add to the trips to the proposed 
development.  Mr. Dunn showed the intersections analyzed, including the failing roundabout 
intersection.  He concluded that there would be no further degradation of that intersection.  There 
is accounting for future background growth as well in the analysis. Mr. Poulson said he thought that 
the roundabout intersection was not analyzed and apologized for that mistake. 
Brady Berry, David Evans and Associates, came to the table to discuss stormwater issues.  
Chair Poulson asked about the excavation of 5-6 feet for the garage and an additional 5 feet for 
stormwater detention when there is a liquefaction issue on the site.  Mr. Berry said the issues will 
be above the groundwater surface. The groundwater at the first floor elevation is not of concern. 
Mr. Poulson expressed his concern about the detention facility and whether it was needed or 
should be taken out. He explained the drainage basin and the path to Springbrook Creek. He said 
the 6-acre site is a small percentage of the total 880-acre drainage basin above the site.  He 
opined that significant money could be saved if the detention facility is not required.  Mr. Berry 
stated he thought the code would not allow the removal of the detention facility.  Mr. Poulson 
opined that there may be an exception to detention in the code for sites of a certain percentage 
size of the overall watershed. It may be beneficial to not change the existing condition, as there 
has not been detention on site to date. 
Chair Poulson cited text on page 6 of the Geotechnical Report related to resistance to sliding. He 
noted the slope to the southeast corner of the site and asked whether it will work for drainage. He 
opined that this was a classic case of liquefaction in case of a seismic event and how it would 
impact the buildings.  He asked that there be more study of this. 
Mr. Poulson raised concern about the drive aisle size of 26 feet. Mr. Berry explained it was for the 
outriggers to maneuver.   
Mr. Poulson asked about the angle parking and how the driveway narrows down to 20 feet, 
creating a pinch point. Mr. Berry said it was a difficult location to work within. 
 
Public Testimony 
In Support 

Ken Sandblast, Chair, Lake Grove Business Association (LGBA), testified on his involvement in 
the Lake Grove Village Center Plan. He spoke to proposal’s conformance with all the code 
requirements. He noted that this is a key intersection for the LGVC Campus Design gateway. The 
LGBA has been involved in the formation of the proposal. The applicant should be commended for 
their public engagement on this project and their efforts to address concerns in their design. The 
area has been underdeveloped for some time and needs this development. The LGBA supports 
the project. 
Neither For Nor Against 
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Cindy Maddox, 4735 Heritage Lane, Lake Oswego, distributed a letter to the Commission. She 
testified that her neighborhood has such high density already. She appreciates progress and that 
the site needs to be developed but she is concerned about the mass, height and design. She 
disagrees with the traffic study, believing there will be cut-through traffic in the neighborhood.  She 
thought the discussion on connectivity to transit is a joke as transit runs a limited amount of time 
and not on weekends. She believes the traffic impacts will increase tremendously. 
Carolyn Krebs, 16925 Denney Court, Lake Oswego, testified that she was involved with the Lake 
Grove Village Center Implementation Advisory Committee in 2009, helping to craft the vision and 
code for Lake Grove. She also served on the architectural subcommittee.  She addressed the 
redesign before the Commission. She believes the building is massive from the north, especially 
with the flat roof running for 400 feet length, even with recesses.  The design style does not 
prescribe the flat roof for the length of the building.  She wanted to present alternative design 
concepts for Italian Renaissance style.  She cited the LGVC code for design features.  She said 
balconies may add to a varied roofline. 
Regarding landscaping, she cited the 15% landscape requirement from the LGVC code, stating the 
size of landscaping is short 1,162 square feet. However there is a discrepancy in the lot sizes in 
the staff report and the revised plans. 
Park Lane streetscape standards must be met and the Idaho site included in the site plan. 
Addressing traffic, she was worried about traffic backing up on Boones Ferry Rd.  Adequate 
queuing is needed. 
Commissioner Prichard asked if Ms. Krebs’ testimony was available in a written form. She stated it 
was not.   
Chair Poulson asked Ms. Krebs to recite the code citations previously mentioned.  She replied with 
the following: 
 Landscaping: LOC 50.05.007.6(e) 
 Park Lane Standards: Figure 50.005.007 G(g) 
 Architecture-LGVC LOC 50.005.007.5 B (iii)  
 Design Features-LGVC, LOC 50.005.007.5 C (i) 
Puja Bhutani changed her stance from opposition to neither for nor against. Chair Poulson 
recorded her change of stance. 
In Opposition 

Jeff Novak, 4322 Collins Way, Lake Oswego testified as past chair of Waluga Neighborhood 
Association, and formerly on the Boones Ferry Corridor study, and Waluga Plan Study Area. He 
stated there have been much study and changes in the area at an expense to single family homes 
in the neighborhood. Traffic has been an issue, especially cut through traffic. There have been 
traffic mitigation efforts as development occurs. He cited the number of new units recently online. 
Citing 742 new vehicle trips from the proposal (at buildout) that will be present, he opined that this 
is significantly higher than today. The assumptions of existing “ghost trips” are factored into the 
impact. He also mentioned that there is no analysis of Neighborhood Plan consistency in the staff 
report, and that staff should make that review. 
Mr. Novak stated that four issues need to be addressed: 

• Level of Service (LOS) F for the roundabout will require the City to place trip generation 
limitations to ensure LOS E functioning per LOC 50.002.2.D. He asked to City to put a new 
improved mitigation plan in place with input of the neighborhood association before 
approval of this project. 
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• In the TIA provided by the applicant, it suggests an increase of only 26.6% in daily traffic, 
but only the PM traffic is applicable to code criteria citing LOC 50.002.2.D. He disagrees. 
He asked the DRC to make a finding that the traffic impact analysis be revisited at a 
minimum to ensure consistency with the methodology and findings used for the recently 
approved Kruse Village Shopping Center.  He opined that the background traffic would 
change substantially. He asked specifically that the “as developed” assumptions of the 
building with empty storefronts should be removed.   

• The growth rate should be changed from 1% to 2% for consistency and accuracy.  He 
opined that for the past 5 years the growth has been greater than 2% on the local streets.  

• To facilitate mitigation of cut-through traffic on Quarry Street, he recommended that 
Hallmark be made a dead end street, preventing cut-through traffic from Mercantile to 
Douglas Way. 

Mr. Novak was asked to provide code references. He stated that code references were cited in his 
written testimony for the record. He also referenced specific findings in his Exhibit G-217. 
  
Kate Myers, 5750 Carman Drive, Lake Oswego, representing the Lake Forest Neighborhood 
Association testified that her association appreciated the ability to participate in this project, but 
was objecting primarily to preserve appeal rights.  She testified that the board voted on the 
following 4 items: 

• Roofline:  
o The Italian Renaissance style does not dictate a flat roof for 400 feet and not 

consistent with LOC 50.05.007. 5. B. (ii). 
o Supports removal of the pergola 

• Retaining Walls: 
o Per LOC 50.05.007.6, she stated that the large number of proposed walls 

create a barrier between pedestrians and the development.  Specifically, she 
noted on the walls on the east side of the ADA ramp at the east side of the 
commercial driveway.  The association would like to see more open railings 
provided instead of walls at the ADA ramps. 

• Traffic: 
o There is concern about the backup of traffic at the proposed stop sign at 

Hallmark and Mercantile causing queuing onto Boones Ferry Road during 
peak hours. Crosswalks with pedestrians could further slow down queuing. 

• Idaho Property: 
o Per LOC 50.07.004.7.C.(i), she expressed concern about counting open 

space that is not integrated into the main development site. It feels like a 
spare chunk on the side, not integrated into the development.  The open 
space could be lost with future development. 

 
Hamid Pishvaie, 5010 Firwood Rd., Lake Oswego, stated that the new information provided by 
the applicant may reduce his comments.  He didn’t want to speak as an opponent, but his few 
other concerns put him in this category (opposition). He liked the fact that the applicant provided 
new information that delineated and preserves the entire stream corridor in the RP zone on Tax Lot 
1000, the Idaho property.  He takes issue with the staff report that the delineation of the resource is 
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not necessary. He stated that, as former assistant Planning Director, he knows that the open space 
does not have to be on the same site as the development. He stated that the applicant is using the 
northern end of the stream corridor to meet the open space requirement. He cited LOC 
50.07.004.7(C), which contains 10 different land categories which the city can use to comply with 
the open space requirement, of which Tax Lot 1000 meets by being a delineated RP resource. 
Mr. Pishvaie had some concerns with Condition of Approval B-10 on page 6, which requires a 
signed and stamped survey of the resource on the Mercantile site should now include Tax Lot 
1000 as delineated, should be added to the condition.   
Condition A-11, notice of development restriction, needs to be expanded to include both Tax Lots 
102 and 1000. Mr. Pishvaie opined that a minor partition should be applied for along with the 
present application, so that the property descriptions are clear and clean in perpetuity and the open 
space secured through the partition process.  He also noted Exhibit F-9 is a temporary easement 
document showing on the site plan as 8,000 square feet. If the development and standards change 
over time, the temporary easement would extinguish. The 8,000 square feet does not meet the 
open space requirement.  However, now, with the new plan, the delineation is over 30,000 square 
feet, and should be shown. He said this should be looked at carefully. 
Mr. Pishvaie addressed Condition B-11, in which the city is requiring, at the time of transfer of the 
Tax Lot 1000 property, that the City approve any transfer of ownership. He wants to see the 
condition more narrowly written to ensure that the open space requirement is used as intended for 
the Mercantile development and not “double-dipped” for future development of the Idaho property. 
Mr. Pishvaie had significant concerns about there possibly being fee parking, which will lead to 
people parking on the surrounding streets. A condition of approval could be applied to prevent 
charging for parking. He wanted the Commission to note this as a yellow flag, and to ensure that 
the minimum parking requirements are met. 
With regard to the Italian Renaissance style, Mr. Pishvaie pointed out that though appealing, the 
monolithic structure of 400 feet in length is not consistent with the intent of the code.  He pointed 
out that if one floor (6 units total) on the top story on each end of the residential building were 
removed it would change the visual impact of the building façade significantly. He said he spoke to 
the architects and they agreed there were ways to ameliorate the monolithic condition. 
Chair Poulson pointed out to Mr. Pishvaie that there was no information provided by the applicant 
to indicate that they would be charging a fee for parking.  Mr. Pishvaie said he wanted to note this 
fee parking issue as a cautionary warning, based on what has happened at the Wizer project with 
fee parking. Chair Poulson said that over time the applicant might charge a fee, but putting a 
condition on now, based on contingencies, is not a usual action for the Commission. Mr. Pishvaie 
again recommended a condition of approval to prevent charging for parking. 
Commissioner Ahrend said he noted there is not a size or dimensional standard in the commercial 
zones.  Mr. Pishvaie affirmed that fact. Mr. Ahrend said that the property owner could create any 
size or shape parcel to set this out.  Mr. Ahrend then asked for a different perspective of the 
proposed Italianate structure.  Mr. Pishvaie noted the question of whether this particular design 
meets the Italian Renaissance design standards. He said that he looked at 175 pictures of the 
Italian Renaissance style and none of them have the continuous roof line; they were all broken out 
with towers or domes. He spoke to the mass and height of the building and the roofline. 
Ms. Hastay pointed out the building elevation perspectives showing the recesses of the north 
building façade on pages 37 and 38 of Volume 1 of the staff report. 
 
Bruce Goldson, PO Box 1345, Lake Oswego, spoke to the LO Stormwater Manual, Section 
5.8.2, Conveyance and Design Standards, and downstream analysis.  He noted the applicant 
stated that a downstream analysis was not needed as the new development would not increase 
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the current flow. Mr. Goldson stated that surrounding development has changed over the many 
years since the existing Mercantile development was built and that a new analysis should be 
required for the 25 and 100 year events.  
He addressed the street enhancements on Mercantile Drive and the new development should 
require upgrading to the current street design and landscape standards per LOC, all the way down 
to Hallmark Street.  
Regarding sensitive lands, LOC 50.05.010 (B) addresses exceptions, since the original 
development was built prior to 1997 the applicant is exempt under some respects, opined Mr. 
Goldson. However, he noted that under item #2 of that section, the modification of original 
protection measures of the development is subject to the City’s standards. He spoke to the 
degradation of the small wetland on the upper named, perennial stream.  It should have a larger 
setback or other mitigation.  He noted there is already encroachment on the 10-foot setback as it 
is. He also said the Department of Environmental Quality (DEQ) would require larger natural 
buffers/setbacks of 50 feet on waters of the State.  He also opined that new line of trees would 
impact the sight distance to the northwest intersection. 
Chair Poulson pointed out there is no detention currently on the site. If it wasn’t detained in the 
future, the same amount of water would discharge from the site. If detention were added, it would 
only impact the timing of the discharge.  Mr. Goldson agreed, but pointed to the change in 
development over the past 40 years and that pipe sizes have not increased, so this is why he 
recommends a new downstream analysis. Chair Poulson was he was willing to listen to why a new 
downstream analysis is necessary for the proposed development, not necessarily the full 
watershed.  Mr. Goldson said that the downstream analysis is a code requirement for storm events 
larger than the 10 year event. 
Chair Poulson questioned the sight distance testimony of Mr. Goldson, stating that he has a point 
in his testimony.  Goldson pointed out the exhibit in the staff report. 
Perry Grossman, 4231 Collins Rd., Lake Oswego, saluted the ingenuity of the developers on 
stuffing all the amenities and requirements onto the 7-acre property.  He noted potential loading 
concerns and asked where recyclables will be retained.  He questioned why 50,000 square feet of 
new retail is needed for the Waluga neighborhood.  He listed existing establishments in the 
neighborhood as: 15 restaurants; 2 supermarkets, 3 dry cleaners, 6 banks, 2 pharmacies, a 
nationally syndicated paint store, a convenience store, 2 service stations, 2 auto repair shops and 
too many Starbucks to name, including a drive-in one on Douglas Way causing queuing problems; 
2 beauty salons, a liquor store, a wine store, a barber shop, insurance office, used bookstore, 
veterinarian and more.  He opined that new retail would only serve the new residents of the 
proposed development. He said an advantage could be additional needed retail establishments not 
already present.   
Traffic is one of the main concerns of the neighborhood. He does not see where the neighborhood 
is gaining anything with this new development. 
Mr. Boone had Commissioner Kirk Smith make his disclosures as he came in late to the meeting. 
Mr. Smith stated he had no biases conflicts, but his law firm represents one of the tenants in the 
existing Mercantile Center. Mr. Smith stated the fact that his firm represents a small tenant in the 
existing Mercantile Center will not affect his decision-making on this case. There was no objection 
to Commissioner Smith hearing the case before the Commission. 
(Inaudible conversation from the audience) 
Cheryl Uchida, 15190 Quarry Rd., Lake Oswego, testified on behalf of the Waluga 
Neighborhood Association. She noted that code issues already brought up by others are similar in 
her testimony and are agreed with by the neighborhood association.  She submitted written 
testimony that identified the following issues of concern: traffic impacts, congestion, safety, 
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parking, architectural design and style of the residential building, the site plan, landscaping and 
open space, fencing, screening, walls, noise and light mitigation, tree removal and mitigation and 
residential use and alternative designs to consider. 

• Traffic impacts: 
o Add to the TIA the intersections of Hallmark and Douglas Way, Douglas Way and 

Boones Ferry and at Quarry Road. She had asked the City Engineer to ask the 
applicant to add these to the TIA, but that was not done.  She opined that there is a 
minimization of impacts on Douglas Way, Hallmark and Quarry Road. 

o Congestion is a concern. The Neighborhood Association is happy with the 4-way 
stop, but concerned about the back-up on Boones Ferry Road.   

o She opined that there are safety concerns about backing up and turning at the 
delivery loading/unloading at the new proposed pharmacy. 

• Parking: 
o Customer parking will be blocked by deliveries to the other retail establishments. 
o Where will employees park? 
o On Sheet D-18, there are vanpool/carpool parking spaces.  Is there a need for that 

many of them? 
o The current parking code does not account for outdoor seating area for eating 

establishments. 
o Where will overflow parking occur? 

• Architectural Style 
o Comments were made objecting to the monolithic style/façade of the residential 

building. 
o The main entranceway into the residential building is foreboding with a grand 

staircase. 
o The pergola removal is supported. 

• Site Plan: 
o The site plan notes that there is a “festival street” and should that reference be 

removed. The idea was originally in the LGVCO plan. The street can’t be closed off 
due to access for the Mercantile development. 

• Landscaping and Open Space   
o The pool and lounge should be removed and made into a grassy area for public 

use.  The current design is reminiscent of a hotel, all centered toward the tenants. 
o There should be a more sight obscuring fencing/wall of pool, if it remains. 

• Alternative to the Big Residential Building 
o Ms. Uchida asked if townhomes would be considered by the Commission and 

applicant. 
In the interest of time, Ms. Uchida noted that all the neighborhood’s concerns are in the letter 
submitted.  The Waluga Neighborhood Association does not support the development as 
submitted. 
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Staff noted that Jane Wilkinson and Puja Bhutani both submitted written testimony before leaving 
the public hearing. 
 
Neither for Nor Against 
Jerry Nierengarten, 15561 Twin Fir Rd., Lake Grove Neighborhood Association Chair, 
testified that they are neither for nor against.  He said they appreciated the developer working with 
the neighbors. He said visibility was greatly enhanced by lowering the sidewalk by the applicant. 
On traffic, he said that the TIA should be done as if Mercantile Village were fully occupied.  
Chair Poulson opined that Trammel Crow should also be given credit for the development design. 
 
Mr. Boone reminded the Commissioners that the applicant should have time for rebuttal. There 
was discussion on whether to continue the hearing. The record remains open until the applicant’s 
rebuttal, then continuance can be considered.  Chair Poulson said he preferred not to hold 
deliberations tonight. Mr. Boone clarified the hearing process. 
 
Applicant’s Rebuttal 
Brian Dunn, Kittleson & Associates responded to comments on the transportation issues for the 
record. Addressing queuing at Boones Ferry Road he noted that the TIA addressed this issue and 
that the queuing can be accommodated. 
Mr. Dunn spoke to the availability of transit amenities for service by TriMet, noting that two lines 
currently serve the site and another line is in the long range planning process. . 
Regarding Mr. Novak’s testimony on LOC 50.002.2.D pertaining to traffic management plans, Mr. 
Dunn noted that this code section and the seven required qualifying factors were addressed in the 
TIA in detail, absolving the applicant from doing a separate active traffic management plan.   
Mr. Dunn spoke to the reliance of assumptions of use of the building as medical offices for traffic 
analysis as allowable and supported by staff. 
Per Mr. Goldson’s comments, a sight distance analysis was done at the corner of Hallmark and 
Mercantile and it was found that there was some visual limitation, but the limitation is addressed by 
the proposed mitigation action of an all-way stop. This lessens the needed sight distance. 
Regarding Ms. Uchida’s comments on intersection analyses, Mr. Dunn said he followed the City’s 
guidelines for intersections to be analyzed in the traffic analysis.  Standards apply if 25 or more 
peak hour trips impact the intersection. He does not see even a 10% increase of the site traffic 
using Hallmark to serve the local uses. 
Kurt Schultz, SERA Architects, stated that based on the latest site plan submitted, the 15% 
landscape standard is met or exceeded under LOC 50.05.007.6 (e). 
Based on Mr. Pishvaie’s comments on the Kruse Way view of the building elevation, Mr. Schultz 
pointed out on the latest elevations that there are recesses (some with deep courtyards) in the 
building façade, and there is an option of dropping some of the cornice lines to various bands to 
increase visual articulation, consistent with the Italian Renaissance style. 
Questions of the Applicant’s Rebuttal 
Chair Poulson asked Mr. Schultz to provide a visual drawing of the option for dropping the cornice 
line. Mr. Schultz said that would be submitted before the next hearing.   
Someone in the audience (applicant’s representative?) asked that the record remain open. 
Commissioner Ahrend asked about showing a table with queuing estimates at the four way stop, 
and if platooning was considered from the traffic signal.  Mr. Schultz said it was about 200 feet 
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from Boones Ferry to the four way stop which would accommodate about 8 vehicles stacking. Mr. 
Ahrend said that would push it the traffic to the intersection.   
Mr. Ahrend asked Mr. Dunn if he considered a need for a southbound right turn lane on Boones 
Ferry to Mercantile and if he considered pedestrian impedance impacting turning movements. Mr. 
Dunn said he would check the report for the answers to Mr. Ahrend’s questions.  He stepped away 
from the table to retrieve his TIA report.   
Commissioner Prichard asked if there would be value in breaking up the building with a color 
scheme. Mr. Schultz said they could look at that for the building. 
Mr. Dunn referenced Volume 2, page 624, Technical Appendix, Table I-1. Mr. Ahrend noted that 
Intersection 8 shows westbound through with 350 feet with only 1 vehicle queued.  Mr. Ahrend 
assumed that the platooning was not accounted for.  Mr. Dunn stated this was the Synchro output, 
assuming random arrivals.  Mr. Ahrend said that he would like to have Mr. Dunn return with the 
simulation that will account for the queuing from the four way stop. Mr. Dunn said he would provide 
that information for the next hearing. 
Mr. Boone gave the Commission options for continuance of the hearing. The next meeting would 
be August 20, 2018.   
Chair Poulson said that due to the significance of the proposal, the record should remain open for 
written and oral testimony. Commissioners agreed.  Mr. Ahrend said he wanted those that had to 
leave the hearing this evening to have the opportunity to speak. 
Mr. Boone recommended a motion to leave the hearing open for oral or written testimony. 
Commissioner Ahrend moved to continue the hearing to August 20, 2018, 7:00 PM, and leave the 
record open for written and oral testimony. Seconded by Commissioner Smith, the motion 
passed 7:0. 
 
ADJOURNMENT  

Chair Poulson adjourned the meeting at 11:30 pm. 
 

Respectfully submitted, 
 
  /s/ 
 
Kat Kluge 
Administrative Support 
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	In summary, staff finds all site design and development requirements are met or can be conditioned and recommends approval, subject to conditions in the staff report.
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	Commissioner Shur had a question on transit features as discussed on page 29 of the staff report.  Ms. Hastay said the applicant’s responsibility is to provide sidewalks and internal walkways to transit features on Kruse Way and Boones Ferry Road. Som...
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	At the neighborhood meeting, it was suggested that the open space easement encompass all the sensitive lands, adding an additional 13,000 square feet of open space.  It leaves a smaller potential development parcel on the Idaho site. There were also c...
	Questions of Applicant
	Commissioner Shur said he liked the trellis on the corner building that was originally proposed. However, if it is not proposed, he asked if there is a way to break up the roof line along Kruse Way at Boones Ferry.  Mr. Schultz said that they have pro...
	Commissioner Shearer asked about the loading zone, which is about 70-feet deep and its use by retailers. Mr. Schultz said the loading dock is required to be adjacent to the anchor tenant. Due to the grade levels the truck loading zone is mid-building ...
	Commissioner Shearer then asked about liquefaction of the soils and how the deflection of the buildings will be supported.  Mr. Schultz said that foundations will be concrete and the residential units will be wood frames.  Spread footings will be used...
	Commissioner Prichard also had questions about both retail and residential trash will be going out of the same location and that is seems to be a confined space, near one of the principal entrances to the garage, which was perceived as problematic. Mr...
	Mr. Prichard stated he was concerned about the ability of small trucks to be used for moving tenants in and out and deliveries may be precluded.  Mr. Schultz said that the garage openings will be sized to accommodate these vehicles.  He also noted tha...
	Mr. Prichard noted that there was a gray area on the north edge of the driveway to the parking garage. Mr. Schultz stated that it was excess area underground adjacent to the ramp. Mr. Prichard said that on Exhibit E-004 there was crawl space noted. He...
	Commissioner Shur asked about the swimming pool shown and asked what other amenities will be available.  Mr. Schultz said there would be club and fitness rooms, a spa, business center and outdoor space around the pool area. Within the building there w...
	Commissioner Prichard asked for a definition of “market rate” units.  Mr. Wells said the units were an average of about 900 square feet and rents would be about $2700 per month for 1-bedroom units and less than that for smaller studio units. Mr. Prich...
	Commissioner Ahrend asked how one would get from the lobby to the units on the west side of the building.  Mr. Schulz stated that two elevator cores would serve the upper levels of the residential units, noting that the north elevator core would serve...
	Mr. Ahrend had concerns about the delivery trucks using the retail parking area and having to back up.  Mr. Schultz explained how trucks would access the parking areas and exit the site.
	Brian Dunn, Kittleson & Associates, Transportation Engineer, came to the table to answer questions from Mr. Ahrend on the estimates of site trip generation.  Data collection was based on existing uses and what the currently empty spaces would generate...
	Mr. Ahrend asked about the offset of the street entering the site from Mercantile.  Mr. Dunn said there was not concern for queuing at that location. Volumes are low on Mercantile. At the existing west driveway sight distance was analyzed in both nort...
	An AM analysis was not included in the traffic study. Mr. Dunn said there was a scoping process with the City, and there was not a request to do the AM study. The critical peak hour for the roadways and the site is the PM peak.
	Mr. Ahrend said there was a request from the neighbors for additional intersection analyses, but was not provided, for Hallmark to Douglas Way and perhaps on to Quarry Road, though the City did not ask for these to be scoped.  Mr. Dunn said those trip...
	Mr. Ahrend said there are not numbers for the coffee use (prior use). Mr. Dunn said that the Providence fitness center (also no longer there) trips were also not counted.  He opined that trips (average weekday) for the current uses may be slightly hig...
	Mr. Ahrend said that one of the Boones Ferry Rd. /Kruse Way cycles lengths may be slightly short.  He also noted that Synchro 9 and 10 methodologies were used which are different.  Mr. Dunn said Synchro 9 was used for existing conditions, then Synchro...
	Mr. Ahrend stated that the roundabout to the west fails. Mr. Dunn stated that the new uses should not be required to improve an already failing facility. He noted there were no TSP projects proposed for that location at this time.  The City Traffic En...
	Mr. Ahrend noted eastbound at Carman and Kruse backs up, but it won’t get much worse due to the proposed project. Signal timing adjustment may need to be made. The bottom line is there are some errors in the traffic study, but the recommendations are ...
	Commissioner Shur asked how pedestrian trips are calculated. Mr. Dunn stated that actual counts were made.  He was asked by Mr. Shur how many occupants would use transit. Mr. Dunn said he didn’t know, but those assumptions are included within the meth...
	Chair Poulson said the traffic study is a cross between art and science and is bordering on the “art” side as the current use of the site is not fully occupied. The public is led to believe there is a reduction in trips leaving the site even though th...
	Brady Berry, David Evans and Associates, came to the table to discuss stormwater issues.  Chair Poulson asked about the excavation of 5-6 feet for the garage and an additional 5 feet for stormwater detention when there is a liquefaction issue on the s...
	Chair Poulson cited text on page 6 of the Geotechnical Report related to resistance to sliding. He noted the slope to the southeast corner of the site and asked whether it will work for drainage. He opined that this was a classic case of liquefaction ...
	Mr. Poulson raised concern about the drive aisle size of 26 feet. Mr. Berry explained it was for the outriggers to maneuver.
	Mr. Poulson asked about the angle parking and how the driveway narrows down to 20 feet, creating a pinch point. Mr. Berry said it was a difficult location to work within.
	Public Testimony
	In Support
	Ken Sandblast, Chair, Lake Grove Business Association (LGBA), testified on his involvement in the Lake Grove Village Center Plan. He spoke to proposal’s conformance with all the code requirements. He noted that this is a key intersection for the LGVC ...
	Neither For Nor Against
	Cindy Maddox, 4735 Heritage Lane, Lake Oswego, distributed a letter to the Commission. She testified that her neighborhood has such high density already. She appreciates progress and that the site needs to be developed but she is concerned about the m...
	Carolyn Krebs, 16925 Denney Court, Lake Oswego, testified that she was involved with the Lake Grove Village Center Implementation Advisory Committee in 2009, helping to craft the vision and code for Lake Grove. She also served on the architectural sub...
	Regarding landscaping, she cited the 15% landscape requirement from the LGVC code, stating the size of landscaping is short 1,162 square feet. However there is a discrepancy in the lot sizes in the staff report and the revised plans.
	Park Lane streetscape standards must be met and the Idaho site included in the site plan.
	Addressing traffic, she was worried about traffic backing up on Boones Ferry Rd.  Adequate queuing is needed.
	Commissioner Prichard asked if Ms. Krebs’ testimony was available in a written form. She stated it was not.
	Chair Poulson asked Ms. Krebs to recite the code citations previously mentioned.  She replied with the following:
	Landscaping: LOC 50.05.007.6(e)
	Park Lane Standards: Figure 50.005.007 G(g)
	Architecture-LGVC LOC 50.005.007.5 B (iii)
	Design Features-LGVC, LOC 50.005.007.5 C (i)
	Puja Bhutani changed her stance from opposition to neither for nor against. Chair Poulson recorded her change of stance.
	In Opposition
	Jeff Novak, 4322 Collins Way, Lake Oswego testified as past chair of Waluga Neighborhood Association, and formerly on the Boones Ferry Corridor study, and Waluga Plan Study Area. He stated there have been much study and changes in the area at an expen...
	Citing 742 new vehicle trips from the proposal (at buildout) that will be present, he opined that this is significantly higher than today. The assumptions of existing “ghost trips” are factored into the impact. He also mentioned that there is no analy...
	Mr. Novak stated that four issues need to be addressed:
	 Level of Service (LOS) F for the roundabout will require the City to place trip generation limitations to ensure LOS E functioning per LOC 50.002.2.D. He asked to City to put a new improved mitigation plan in place with input of the neighborhood ass...
	 In the TIA provided by the applicant, it suggests an increase of only 26.6% in daily traffic, but only the PM traffic is applicable to code criteria citing LOC 50.002.2.D. He disagrees. He asked the DRC to make a finding that the traffic impact anal...
	 The growth rate should be changed from 1% to 2% for consistency and accuracy.  He opined that for the past 5 years the growth has been greater than 2% on the local streets.
	 To facilitate mitigation of cut-through traffic on Quarry Street, he recommended that Hallmark be made a dead end street, preventing cut-through traffic from Mercantile to Douglas Way.
	Mr. Novak was asked to provide code references. He stated that code references were cited in his written testimony for the record. He also referenced specific findings in his Exhibit G-217.
	Kate Myers, 5750 Carman Drive, Lake Oswego, representing the Lake Forest Neighborhood Association testified that her association appreciated the ability to participate in this project, but was objecting primarily to preserve appeal rights.  She testif...
	 Roofline:
	o The Italian Renaissance style does not dictate a flat roof for 400 feet and not consistent with LOC 50.05.007. 5. B. (ii).
	o Supports removal of the pergola
	 Retaining Walls:
	o Per LOC 50.05.007.6, she stated that the large number of proposed walls create a barrier between pedestrians and the development.  Specifically, she noted on the walls on the east side of the ADA ramp at the east side of the commercial driveway.  Th...
	 Traffic:
	o There is concern about the backup of traffic at the proposed stop sign at Hallmark and Mercantile causing queuing onto Boones Ferry Road during peak hours. Crosswalks with pedestrians could further slow down queuing.
	 Idaho Property:
	o Per LOC 50.07.004.7.C.(i), she expressed concern about counting open space that is not integrated into the main development site. It feels like a spare chunk on the side, not integrated into the development.  The open space could be lost with future...
	Hamid Pishvaie, 5010 Firwood Rd., Lake Oswego, stated that the new information provided by the applicant may reduce his comments.  He didn’t want to speak as an opponent, but his few other concerns put him in this category (opposition). He liked the f...
	Mr. Pishvaie had some concerns with Condition of Approval B-10 on page 6, which requires a signed and stamped survey of the resource on the Mercantile site should now include Tax Lot 1000 as delineated, should be added to the condition.
	Condition A-11, notice of development restriction, needs to be expanded to include both Tax Lots 102 and 1000. Mr. Pishvaie opined that a minor partition should be applied for along with the present application, so that the property descriptions are c...
	Mr. Pishvaie addressed Condition B-11, in which the city is requiring, at the time of transfer of the Tax Lot 1000 property, that the City approve any transfer of ownership. He wants to see the condition more narrowly written to ensure that the open s...
	Mr. Pishvaie had significant concerns about there possibly being fee parking, which will lead to people parking on the surrounding streets. A condition of approval could be applied to prevent charging for parking. He wanted the Commission to note this...
	With regard to the Italian Renaissance style, Mr. Pishvaie pointed out that though appealing, the monolithic structure of 400 feet in length is not consistent with the intent of the code.  He pointed out that if one floor (6 units total) on the top st...
	Chair Poulson pointed out to Mr. Pishvaie that there was no information provided by the applicant to indicate that they would be charging a fee for parking.  Mr. Pishvaie said he wanted to note this fee parking issue as a cautionary warning, based on ...
	Commissioner Ahrend said he noted there is not a size or dimensional standard in the commercial zones.  Mr. Pishvaie affirmed that fact. Mr. Ahrend said that the property owner could create any size or shape parcel to set this out.  Mr. Ahrend then as...
	Ms. Hastay pointed out the building elevation perspectives showing the recesses of the north building façade on pages 37 and 38 of Volume 1 of the staff report.
	Bruce Goldson, PO Box 1345, Lake Oswego, spoke to the LO Stormwater Manual, Section 5.8.2, Conveyance and Design Standards, and downstream analysis.  He noted the applicant stated that a downstream analysis was not needed as the new development would ...
	He addressed the street enhancements on Mercantile Drive and the new development should require upgrading to the current street design and landscape standards per LOC, all the way down to Hallmark Street.
	Regarding sensitive lands, LOC 50.05.010 (B) addresses exceptions, since the original development was built prior to 1997 the applicant is exempt under some respects, opined Mr. Goldson. However, he noted that under item #2 of that section, the modifi...
	Chair Poulson pointed out there is no detention currently on the site. If it wasn’t detained in the future, the same amount of water would discharge from the site. If detention were added, it would only impact the timing of the discharge.  Mr. Goldson...
	Chair Poulson questioned the sight distance testimony of Mr. Goldson, stating that he has a point in his testimony.  Goldson pointed out the exhibit in the staff report.
	Perry Grossman, 4231 Collins Rd., Lake Oswego, saluted the ingenuity of the developers on stuffing all the amenities and requirements onto the 7-acre property.  He noted potential loading concerns and asked where recyclables will be retained.  He ques...
	Traffic is one of the main concerns of the neighborhood. He does not see where the neighborhood is gaining anything with this new development.
	Mr. Boone had Commissioner Kirk Smith make his disclosures as he came in late to the meeting. Mr. Smith stated he had no biases conflicts, but his law firm represents one of the tenants in the existing Mercantile Center. Mr. Smith stated the fact that...
	(Inaudible conversation from the audience)
	Cheryl Uchida, 15190 Quarry Rd., Lake Oswego, testified on behalf of the Waluga Neighborhood Association. She noted that code issues already brought up by others are similar in her testimony and are agreed with by the neighborhood association.  She su...
	 Traffic impacts:
	o Add to the TIA the intersections of Hallmark and Douglas Way, Douglas Way and Boones Ferry and at Quarry Road. She had asked the City Engineer to ask the applicant to add these to the TIA, but that was not done.  She opined that there is a minimizat...
	o Congestion is a concern. The Neighborhood Association is happy with the 4-way stop, but concerned about the back-up on Boones Ferry Road.
	o She opined that there are safety concerns about backing up and turning at the delivery loading/unloading at the new proposed pharmacy.
	 Parking:
	o Customer parking will be blocked by deliveries to the other retail establishments.
	o Where will employees park?
	o On Sheet D-18, there are vanpool/carpool parking spaces.  Is there a need for that many of them?
	o The current parking code does not account for outdoor seating area for eating establishments.
	o Where will overflow parking occur?
	 Architectural Style
	o Comments were made objecting to the monolithic style/façade of the residential building.
	o The main entranceway into the residential building is foreboding with a grand staircase.
	o The pergola removal is supported.
	 Site Plan:
	o The site plan notes that there is a “festival street” and should that reference be removed. The idea was originally in the LGVCO plan. The street can’t be closed off due to access for the Mercantile development.
	 Landscaping and Open Space
	o The pool and lounge should be removed and made into a grassy area for public use.  The current design is reminiscent of a hotel, all centered toward the tenants.
	o There should be a more sight obscuring fencing/wall of pool, if it remains.
	 Alternative to the Big Residential Building
	o Ms. Uchida asked if townhomes would be considered by the Commission and applicant.
	In the interest of time, Ms. Uchida noted that all the neighborhood’s concerns are in the letter submitted.  The Waluga Neighborhood Association does not support the development as submitted.
	Staff noted that Jane Wilkinson and Puja Bhutani both submitted written testimony before leaving the public hearing.
	Neither for Nor Against
	Applicant’s Rebuttal
	Brian Dunn, Kittleson & Associates responded to comments on the transportation issues for the record. Addressing queuing at Boones Ferry Road he noted that the TIA addressed this issue and that the queuing can be accommodated.
	Mr. Dunn spoke to the availability of transit amenities for service by TriMet, noting that two lines currently serve the site and another line is in the long range planning process. .
	Regarding Mr. Novak’s testimony on LOC 50.002.2.D pertaining to traffic management plans, Mr. Dunn noted that this code section and the seven required qualifying factors were addressed in the TIA in detail, absolving the applicant from doing a separat...
	Mr. Dunn spoke to the reliance of assumptions of use of the building as medical offices for traffic analysis as allowable and supported by staff.
	Per Mr. Goldson’s comments, a sight distance analysis was done at the corner of Hallmark and Mercantile and it was found that there was some visual limitation, but the limitation is addressed by the proposed mitigation action of an all-way stop. This ...
	Regarding Ms. Uchida’s comments on intersection analyses, Mr. Dunn said he followed the City’s guidelines for intersections to be analyzed in the traffic analysis.  Standards apply if 25 or more peak hour trips impact the intersection. He does not see...
	Kurt Schultz, SERA Architects, stated that based on the latest site plan submitted, the 15% landscape standard is met or exceeded under LOC 50.05.007.6 (e).
	Based on Mr. Pishvaie’s comments on the Kruse Way view of the building elevation, Mr. Schultz pointed out on the latest elevations that there are recesses (some with deep courtyards) in the building façade, and there is an option of dropping some of t...
	Questions of the Applicant’s Rebuttal
	Chair Poulson asked Mr. Schultz to provide a visual drawing of the option for dropping the cornice line. Mr. Schultz said that would be submitted before the next hearing.
	Someone in the audience (applicant’s representative?) asked that the record remain open.
	Commissioner Ahrend asked about showing a table with queuing estimates at the four way stop, and if platooning was considered from the traffic signal.  Mr. Schultz said it was about 200 feet from Boones Ferry to the four way stop which would accommoda...
	Mr. Ahrend asked Mr. Dunn if he considered a need for a southbound right turn lane on Boones Ferry to Mercantile and if he considered pedestrian impedance impacting turning movements. Mr. Dunn said he would check the report for the answers to Mr. Ahre...
	Commissioner Prichard asked if there would be value in breaking up the building with a color scheme. Mr. Schultz said they could look at that for the building.
	Mr. Dunn referenced Volume 2, page 624, Technical Appendix, Table I-1. Mr. Ahrend noted that Intersection 8 shows westbound through with 350 feet with only 1 vehicle queued.  Mr. Ahrend assumed that the platooning was not accounted for.  Mr. Dunn stat...
	Mr. Boone gave the Commission options for continuance of the hearing. The next meeting would be August 20, 2018.
	Chair Poulson said that due to the significance of the proposal, the record should remain open for written and oral testimony. Commissioners agreed.  Mr. Ahrend said he wanted those that had to leave the hearing this evening to have the opportunity to...
	Mr. Boone recommended a motion to leave the hearing open for oral or written testimony.
	Commissioner Ahrend moved to continue the hearing to August 20, 2018, 7:00 PM, and leave the record open for written and oral testimony. Seconded by Commissioner Smith, the motion passed 7:0.
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