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CITY OF LAKE OSWEGO 
Development Review Commission Minutes 

Monday, January 7, 2019 

 

The Commissioners convened at 7:03 PM in the Council Chamber of City Hall, 380 A Avenue. 
  
Members present:   Chair David Poulson, Vice Chair Brent Ahrend, Paden Prichard, Kirk Smith, 

and Jason Frankel 
 
Members absent:    Jeff Shearer 
 
Staff present:    Jessica Numanoglu, Planning Manager; Mike Ward, Traffic Engineer; Evan 

Boone, Deputy City Attorney; and Kat Kluge, Administrative Support 
 
COUNCIL UPDATE 

No Council update presented. Councilor John LaMotte has been appointed as the new DRC 
liaison. 

FINDINGS 

LU 18-0052, a request for approval of Development Review and Conditional Use Permits, a 
Resource Preservation (RP) delineation, resource creation, alteration and enhancement, and 
removal of 84 trees in order to construct improvements to Iron Mountain Park. 

This site is located at 2401 Iron Mountain Blvd (21E09 00601, 21E09BC00100, 21E09BB02900, 
21E09BB03000, 21E09BB03100). The staff coordinator is Evan Fransted, Associate Planner. 

Commissioner Ahrend proposed to amend Condition A (1) of the Findings to allow the applicant 
flexibility in determining the location of the pedestrian walkway leading from Iron Mountain 
Boulevard to the site by striking “located west of the exit driveway” and adding “except that the 
plans must be revised to show a pedestrian walkway that provides a connection from the existing 
walkway along the Iron Mountain to the internal walkway.” 

Commissioner Ahrend moved to approve the findings of LU 18-0052 with the proposed 
amendment. Mr. Frankel seconded the motion and it passed 4:0 with one abstention.  
 
MINUTES 

Mr. Ahrend moved to approve the December 3, 2018 minutes. Mr. Frankel seconded the motion 
and it passed 3:0 with two abstentions. 
 

PUBLIC HEARING 

LU 18-0057, a request for the following in order to reconstruct Lakeridge Junior High School: 

 A Development Review Permit for the new building; 

 A Conditional Use Permit to increase the number of classrooms to 44 from the existing 35 
and increase the capacity of the school to accommodate up to 1,100 students (current 
enrollment is 867 students); 
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 A request for a Major Variance to LOC 50.06.001.5.ii.(2) and (3), which requires buildings 
located on sites with multiple frontages and adjacent to a transit street to have a public 
entrance within 30 feet of the transit street; and 

 Removal of 70 trees to accommodate the project. (Additional trees will be removed under a 
separate Invasive tree removal permit). 

This site is located at 4700 Jean Road (21E18 00100). The staff coordinator is Debra Andreades, 
Senior Planner. 

This hearing was continued from December 17, 2018, to allow additional testimony limited to an 
updated traffic simulation over a 3-hour time period, including additional mitigation options, and 
information about the potential preservation of the following trees numbered: 10362, 2980, 3812, 
3813, 3814, 3809, 3810, and 3811. 

All additional information was due by noon on December 31, 2018. Persons may testify orally 
regarding the submitted materials at the January 7 hearing, but is limited to testimony about the 
materials submitted after the 12/17/18 public hearing and received by noon, December 31st. 

Evan Boone, Deputy Attorney, gave an overview of the continued public hearing process.  

Mr. Boone then outlined the applicable criteria and procedure, asking DRC members to declare 
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, Mr. Prichard and Mr. Smith indicated that they have not visited the site since the last 
hearing. Chair Poulson indicated that he visited the site since the last hearing. Mr. Ahrend did not 
indicate whether or not he has visited the site.  

Staff Report 

Jessica Numanoglu, Planning Manager reminded the DRC that this hearing is a continuation from 
the December 17, 2018 hearing. The applicant submitted memos addressing the two main issues 
raised during the hearing (tree preservation and traffic simulation) and City staff submitted a memo 
in response.  

The City Traffic Engineer found that the application continues to meet traffic study criteria and 
recommends no additional conditions at this time. Applicant also addressed the specific trees 
identified by the Commission and found that only one of the trees can be saved.  

Finally, Ms. Numanoglu sought Commission member input on whether a letter drafted by the 
school district addressing student drop-off, which appears to address issues beyond the limited 
scope of the continuance as defined by the Commission, should be included in the record. Mr. 
Ahrend opined that the letter is relevant and that it should remain.  

Mr. Ahrend moved that the letter from the school resource officer and bus ridership information be 
kept in the record. Chair Poulson seconded the motion and it passed 5:0. 

Questions of Staff 

None 

Applicant 

Frank Angelo, Angelo Planning Group, 921 SW Washington St # 468, Portland, OR 97205, on 
behalf of the Lake Oswego School District, expressed agreement with the City staff reports and 
conditions of approval. He introduced the project team.  

Brian Stuhr, Mayer Reed, 319 SW Washington Street, Suite 820, Portland, OR 97204, described 
the circumstances surrounding the need to remove all but one of the trees identified for possible 
preservation. He followed by discussing improvements to the pedestrian component of the entry 
drive.  
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Mr. Ahrend commented on the proposed pedestrian improvement, expressing concerns regarding 
circulation. 

Chair Poulson inquired about wayfinding signage to ensure safety of students.  

Brian Dunn, Kittelson & Associates, 851 SW 6th Avenue, Suite 600, Portland, OR 97204, 
presented a high level analysis of the traffic simulations. He specifically focused on:  

 Three-hour period in the morning 
 Early afternoon peak 
 Approach peak hour factor 
 Delays in 15 minute increments 
 Additional mitigation measures, as needed 

Chair Poulson inquired if the simulation was based on actual counts or did it account for eastbound 
traffic. Mr. Dunn replied that it is based on actual counts.  

Commissioner Ahrend said he liked changes to the pedestrian circulation. Regarding stop control, 
he asked is there would be a backup onto Jean Road. Mr. Dunn said he did not think there would 
be much impedance. There may be some advance stop notices installed. Mr. Ahrend asked about 
increasing bus ridership or carpooling being encouraged by the School District. Mr. Angelo said 
whatever would reduce traffic would be looked at by the District.  

Additional questions of the applicant were on turning movements, queuing, widening of Jean Road, 
and capacity of the intersection of Bryant and Jean Roads. He also asked about the simulation and 
adjustments made to it. Mr. Ahrend told Mr. Dunn that he did not do a 3-hour simulation as 
requested by the Commission at the last hearing. He opined that counts could be higher than 
currently shown; though the additional simulation is not required under the City’s criteria. 
Conversation regarding traffic patterns ensued between Mr. Dunn and Mr. Ahrend. Mr. Dunn 
stated the simulation was adjusted for peak hour. Mr. Ahrend stated that he had asked for 
something different, but that the code does not require an enhanced simulation. 

Deliberations 

Mr. Boone asked if the applicant would like to submit final written argument. The applicant 
declined. The Commission proceeded with deliberations. Commissioner Ahrend said that he would 
like to give the applicant flexibility to make changes as needed to meet the concerns of the DRC.  

Chair Poulson said that he thinks the code criteria are met, as recommended by staff and 
mitigation can take care of the traffic concerns. Commissioner Ahrend opined that impacts 
elsewhere may be felt by other locations based upon the proposed development. He stated that 
giving the applicant flexibility is a better option than conditioning them to make the specific changes 
proposed in the applicant’s memo. 

Chair Poulson opined that the stormwater detention was a waste of money.  

Commissioner Smith thought the school is well designed and he supports the proposal if the traffic 
issue was addressed adequately. 

Commissioner Prichard stated that the mitigation measures in the applicant’s memo should be 
made conditions of approval and he could support the proposal if conditioned as such. 

Ms. Numanoglu said that conditions of approval bind the applicant to those conditions. She asked 
for clarification on the requested flexibility by Commissioner Ahrend. Commissioner Prichard asked 
for further clarification from staff on flexibility of conditions. Ms. Numanoglu further clarified that if 
any changes are proposed, the changes must be substantially in conformance with the conditions, 
so there is a small degree of flexibility. Mr. Prichard pointed out that there is no specificity in the 
draft proposal. Mr. Ahrend expanded on his concept of flexibility and options to meet conditions or 
substantially meet them. Mr. Smith stated that he understands Mr. Prichard’s question about the 
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conundrum of either requiring specific conditions of approval or giving them broader flexibility to 
implement mitigation measures as needed. The question becomes which proposed mitigation 
options should be conditioned at the time of final design. Mr. Ahrend recommended that the current 
site plan before the DRC be the one to be approved. Ms. Numanoglu clarified that a modification to 
conditions of approval require land use review if the applicant wants to remove or modify any 
conditions and the modification is not in substantial conformance with the original condition. She 
noted the changes to Condition B(3) per DRC request, striking Condition B(2), and modifying B(12) 
to preserve an additional tree. 

Decision 

Chair Poulson moved to approve LU 18-0057 with the revised site plan referenced in Condition 
B(3), striking Condition B(2), and modifying Condition B(12) to preserve Tree #10362. Seconded 
by Commissioner Frankel and passed 5-0. 

Findings are to be brought back to the Commission on Wednesday, January 23, 2019 at 7:00 
PM. 
 

PUBLIC HEARING 

LU 18-0024, a request for approval of a 25-lot subdivision with a private street for future townhome 
development in the West Lake Grove Design (WLG) District. The proposal also includes the 
removal of 39 trees to accommodate the project. (Additional trees will be removed under a 
separate Invasive tree removal permit). 

This site is located at 16858 Boones Ferry Rd (21E 18AA00100, 21E18AB00400, 21E18AB00300, 
21E18AB00200, 21E18AB00100). The staff coordinator is Debra Andreades, Senior Planner. 

Staff Report 

Jessica Numanoglu presented an overview of the staff report and recommended conditions of 
approval for the proposed subdivision. She noted the significant trees on the site and explained the 
lot density requirements. The tree removal is necessary due to extensive grading for the access 
lane, utilities, and site preparation, as the finished grade for subdivisions becomes the grade at 
which building height will be measured from for the future townhomes. There are extensive tree 
mitigation requirements in the WLG District, which overrides the City’s Tree Code. Mitigation will 
require planting of 1,203 caliper inches of replacement trees, which is not practicable on the site 
due to the development plan. A fee-in-lieu-of will be required for trees that cannot be planted on 
site. 

Questions of Staff 

Commission Ahrend asked about the inability to put in a public street. Staff stated that there are 
slope constraints that prevent the construction of the street to public street standards; therefore, 
the street will be private. 

Mr. Ahrend asked about a limitation on the number of lots served by an access lane. Ms. 
Numanoglu stated that the lots are not flag lots and are therefore not subject to the access lane 
limitations. A prior code standard allowed up to eight lots to be served by a private street, but that 
code standard was deleted when the access limitation for flag lots was added. The flag lot 
standards, including the limitation of three lots served by an access lane, applies to the creation of 
flag lots in residential zones. She stated that the proposed subdivision is not within a residential 
zone, but within the WLG district, which is a mixed use/commercial zone.  

Mr. Ahrend asked about utilities in Upper Drive and if they could be used by the applicant. Ms. 
Numanoglu stated that the plan before the Commission is the one being analyzed and that the 
applicant would be better able to answer the question. 
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Commissioner Prichard asked about the public street standards. Mr. Ward stated that the 
proposed access street does not meet the public street standards. The street does meet private 
street standards. Mr. Prichard also asked about the WLG 15-foot landscape buffer requirement 
along the south property line abutting the railroad right-of-way. Ms. Numanoglu stated that it is a 
requirement but that there is a major variance available if the applicant can show a hardship.   

Mr. Prichard commented on the trees and the significance. Ms. Numanoglu stated that staff did find 
that the removal of 24 of the trees would have a significant impact on the neighborhood character. 

Commissioner Ahrend asked about a pedestrian connection to Upper Drive. Mr. Ward stated that 
no vehicle access is proposed from Upper Drive and therefore no pedestrian improvements along 
that frontage are required.  Ms. Numanoglu said there may be a Nolan/Dolan issue with requiring 
an additional pedestrian path along Upper Drive.  

Chair Poulson asked about the steepness of the access road from Boones Ferry and if it is ADA 
compliant. Staff noted that the walkway would have to be Americans with Disabilities Act (ADA) 
compliant per the Building Code requirements. Mr. Boone noted that this is a residential 
development on a private street and not subject to the public access requirements for ADA at the 
land use review stage.  

Chair Poulson asked about Fire Code requirements for the private road. Ms. Numanoglu noted that 
the Fire Marshal’s comments were included in the staff report. Mr. Poulson said that the roadway is 
to be approved at the land use stage and there was not a response to the street design from the 
Fire Marshal. Ms. Numanoglu reiterated the findings of the Fire Marshal that were included in the 
staff report; that emergency vehicle access is adequate. 

Chair Poulson and Ms. Numanoglu engaged in discussion about the grading of the site, lot layout 
and tree removal. The proposed subdivision includes 25 lots where 11 lots are the minimum 
required on the portion in the WLG-R 2.5 zone. Mr. Boone explained the land use review criteria to 
the Commission. Mr. Poulson wanted to see a more complete plan for the proposed development. 

Commissioner Prichard sought staff input on the grading of the site and the impacts on height 
limitations. Ms. Numanoglu researched the height limitation, indicating it is 35 feet from finished 
grade. She said for subdivisions, building height is measured from the finished grade approved as 
part of the subdivision. If no grading were proposed on the lots as part of the subdivision, then 
building height would be measured on each lot from the existing grade, or finished grade if the 
existing grade is lowered. In response to a question about the timing of the public improvements 
and plat recordation, Ms. Numanoglu answered that the applicant would either have to complete 
the public improvements or bond them before the final plat can be recorded, and building permits 
would not be issued until the recordation of the final plat. 

Applicant Testimony 

Ken Sandblast, Westlake Consultants, 15115 Sequoia Parkway, Suite 150, Tigard, testified on 
behalf of the property owner. He gave an overview of the zoning history of the site, including the 
history behind the connectivity plan in the WLG district standards, which dictates some of the street 
design. Some of the district and site constraints impact the subdivision design. It will not connect to 
Upper Drive or to the south. 

Mr. Sandblast said he worked with the Fire Marshal on the turnaround for emergency vehicles. He 
also addressed the tree removal and mitigation. He stated that a landscape plan will be submitted 
at a later date, upon development. He stated that all of the staff’s proposed conditions of approval 
in the report are acceptable to the applicant. 

Questions of Applicant 

Commissioner Ahrend asked Mr. Sandblast why access was proposed at Boones Ferry and not 
Upper Drive. Mr. Sandblast stated again that the access was dictated by the WLG District Plan. Mr. 
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Ahrend pointed out some of the utility constraints on Boones Ferry Road that will affect the 
proposed access. Mr. Ahrend made comments about the traffic study related to the methodology.  
He asked if street vacation of the Upper Drive right-of-way was looked at as an option. Mr. 
Sandblast said the proposed plan represents the applicant’s best efforts to meet City requirements. 

Chair Poulson asked about Lots 18-25 and why they were raising the grade. Mr. Sandblast 
explained that the site has significant slope towards the railroad right-of-way and in order the make 
the lots desirable, the grade on these lots would have to be raised. Mr. Poulson asked about the 
raising of the lots for adequate drainage towards the lake. Mr. Sandblast reviewed the drainage 
report with the Commissioners. Mr. Poulson asked if detention is not provided what will happen to 
excess water. Mr. Sandblast said that he no adequate alternative to discharging to the right-of-way. 

Public Testimony 

In Support 

Ed Brockman, 1141 C Avenue, Lake Oswego testified as a private citizen regarding his support for 
the proposed project. He indicated that it was in a desirable price point and housing type in the 
City. He spoke to the slow development within the West Lake Grove area due to the lot constraints. 
He spoke against any access to Upper Drive. 

Rebuttal 

Michael Robinson, Attorney for Applicant asked for a continuance of the public hearing to 
February 4, for submittal of additional evidence in response to questions from the Development 
Review Commission. He indicated the applicant would extend the 120-day deadline by the number 
of days to the continued hearing. 

Motion by Commissioner Ahrend to accept the applicant’s attorney’s request for continuance to 
February 4, 2019 at 7:00 PM; second by Mr. Poulson and passed 5:0. 
 

OTHER BUSINESS 

Ms. Numanoglu extended an invitation to the DRC to attend the Planning Commission retreat 
scheduled for January 28, 2019. 
 

ADJOURNMENT  

Chair Poulson adjourned the meeting at 10:24 PM. 

 

Respectfully submitted, 
 
  /s/ 
 
Kat Kluge 
Administrative Support 


