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Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

RECCOMENDATION TO THE DESIGN REVIEW COMMITTEE

Recommended Decision: Approved with Conditions

Permit Type: Design Review

File No. Z0032-23-D

Proposal: Development of 47-room hotel with associated hotel amenities. This review
is also subject to a Stream Conservation Area (SCA) development associated with
Camp Creek, running in the southern sector of the property. That proposal is being
reviewed under planning file # Z0033-23-R.

Meeting Date: March 21, 2023 (Staff report prepared March 14, 2023)

Issued By : Ben Blessing, Sr. Planner, Bblessing@clackamas.us
Assessor’s Map & Tax Lot(s): 38E24A 00408

Site Address: Vacant lot at the northern-most extent of Gov. Camp Loop

Applicant: Mt. Hood LLC Il

Owner of Property: Same as applicant

Zoning: Mountain Recreational Resort (MRR)

APPLICABLE APPROVAL CRITERIA: This application is subject to Clackamas
County Zoning and Development Ordinance (ZDO) Section(s) 202, 1102, 317, 1001,
1002, 1003, 1005, 1006, 1007, 1009, 1010, 1015, 1021, and 1307.

COMMENTS:

Notice was sent to applicable agencies and owners of property within 300 feet.
Comments received relating to the applicable approval criteria listed above are
addressed in the Agency Comment and/or Findings Section.

PUBLIC COMMENTS

Several comments received in conjunction with the Camp Creek SCA review under
planning file Z0033-23-R. That permit will address environmental concerns. Staff rec’d
one detailed comment submitted by the surrounding development known as the Collins
Lake Resort Home Owner’s Association. Those comments, as well as staff’s direct
response to those comments are available as Exhibit 2 and 2A. For a complete list of
additional comments and correspondence from Z0033-23-R and Z0032-223-D, please
contact planning staff noted above or SteveHan@clackamas.us .
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Clackamas County is committed to providing meaningful access and will make
reasonable accommodations, modifications, or provide translation, interpretation or other
services upon request. Please contact us at 503-742-4545 or email
DRenhard@clackamas.us.

503-742-4545: ;Traduccion e interpretacion? |Tpebyetcs nu Bam YCTHbIN UK

nucbMeHHbINn nepesoa? & XL 1% ? | Can Bién dich hodc Phién dich? | HHe] EE= §29?
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Location Map
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Street View, Site Plan and Project Drawings

Street View (roughly at north extent of Mt Hood Loop):

Site Plan
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Building Elevations
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LANDSCAPE PLAN
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RECCOMENDED CONDITIONS OF APPROVAL

The conditions listed are necessary to ensure that approval criteria for this land use
permit are satisfied. Where a condition relates to a specific approval criterion, the code
citation for that criterion follows in parentheses.

1) Approval of this land use permit is based on the submitted written narrative and
plan(s) filed with the County on January 19, 2023. No work shall occur under this
permit other than which is specified within these documents, unless otherwise
required or specified in the conditions below. It shall be the responsibility of the
property owner(s) to comply with this document(s) and the limitation of any approval
resulting from the decision described herein.

2) This development, when decided by the Planning Director or designee, after Design
Review Committee meeting, shall also be subject to the findings and conditions of
approval of planning file #20033-23-R

A. Advisory: The draft decision for Z0033-23-R has been included with this staff
report to the Design Review Committee-DRC (Please see Exhibit 1A). Although
the decision has not been approved, the draft decision indicates that the Open
Space/Stream Conservation Area development can be approved, in conjunction
with this permit. Both decisions will likely be issued concurrently, after DRC
meeting

3) Prior to issuance of building permit, the applicant/property owner shall provide a
civil plan set and/or building permit plans associated with building permit submittal
showing compliance with:

Vehicle Parking space requirements in ZDO Subsec. 1015.02(A) items 1-10.
Bicycle Parking space requirements in ZDO Subsec. 1015.03

Two (2) loading berths subject to ZDO Subsec. 1015.04

Six (6) van pool spaces

moow?>

Provide a detailed drawing of the onsite walkway system/sidewalk, indicating the
walkway is at least 5 feet in width, clearly marked and visible to drivers, raised in
parts directly adjacent to vehicular drives (or install wheelstops), and adequately
lit.

F. Roof eaves shall be 24 inches minimum, with roof vents placed opposite the
public entrance

G. Metal roofing materials shall be coated to inhibit rust and corrosion.

H. Provide a pedestrian walkway/sidewalk planting plan (planters, trellises etc. may
be used)

4) Prior to issuance of building permit, the applicant/property owner shall
complete provide a civil plan set and checklist showing compliance with
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Prior to issuance of building permits, the applicant shall submit detailed enclosure plans that
clearly outline a waste and recycling enclosure that meets the requirements specified in
ZDO 1021, including, but not limited to, trash and recycling receptacle footprints (at a
minimum, two 2yd containers and two roll carts) and acceptable service truck circulation.
The applicant shall work with Clackamas County’s Sustainability & Solid Waste staff to
finalize plans that comply with design standards. Please contact Tenille Beseda:
tbeseda@clackamas.us

5) Prior to issuance of certificate of occupancy, the applicant/property owner
shall complete the following:

A.

B.

C.

All elements of proposed site development including installation of landscape
materials and irrigation.

Provide a lighting plan, lighting profiles, and lighting specifications addressing
ZDO Sec. 1005.04 items 1-6.

Please provide a planting “maintenance plan” showing compliance with ZDO
Sec. 1009.10 (A) through (O)

6) Additional conditions of approval:

A.

B.

Any new/additional signs proposed shall meet with the standards of ZDO 1010,
as to be determined at the time of the building permit.

All mechanical equipment shall be screened from view, as shown on final plan
set

The proposed restaurant shall be used for hotel guests only, and not open to the
general public for dining.

Significant portions of the structural siding shall consist of natural and/or rustic
wood siding

E. This development is subject to landscape plans LA-1 through LA-3.

Any waste collection areas or other storage areas shall be screened and
disguised to resemble the exterior materials of the main building.

. Graded areas shall be re-vegetated with suitable plants to ensure erosion

control. Netting shall be provided, where necessary, on sloped areas while
ground cover is being established.

. At no time shall the proposed hotel be used for residential occupancy. The

definition of “hotel” in ZDO Sec. 202 requires “short-stays” only.

i.  Advisory only: Title 8 of the Clackamas County Code requires hotels to
register for transient room tax. Stays should not exceed 30 days.

This Approval of design review is valid for four years from the date of the final
decision (ZDO Sec. 1102.05). This project shall be “implemented” as defined in
ZDO Sec. 1102.05, prior to the date of expiration of this design review.

If the design review approval is not implemented within the initial approval period
established by Subsection 1102.05(A), a two-year time extension may be
approved pursuant to Section 1310, Time Extension.
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7) Government Camp Sanitary District (GCSD) -- ZDO Sec. 1006
A. Applicant shall comply with all GCSD standards prior to occupancy.
8) Government Camp Water Company, Inc.(GCWC) -- ZDO Sec. 1006
A. Applicant shall comply with all GCWC standards prior to occupancy
9) Oregon Dept. of Transportation (ODOT) Conditions:

A) Prior_to Certificate of Occupancy, applicant shall comply with the following
ODOT conditions of approval, except those noted as “Advisory”:

i. Frontage Improvements:

The applicant shall construct a six-foot wide, at-grade, concrete sidewalk with
gutter (no curb). The concrete sidewalk should be set back one-foot from the
property line, within the right-of-way. Improvements must be consistent with
ODOT and ADA standards

ii. Access to the State Highway:

A State Highway Approach Road Permit from ODOT for access to the state
highway for the proposed use is required. Truck turning templates shall be
provided as needed to ensure vehicles can enter and exit the approach safely.
Site access to the state highway is regulated by OAR 734.51. Advisory: For
application information go to
http://www.oregon.gov/ODOT/HWY/ACCESSMGT/Pages/Application-
Forms.aspx.

Advisory: It may take 2 to 3 months to process a State Highway Approach Road
Permit.

iii. Permits and Agreements to Work in State Right of Way:
An ODOT Miscellaneous Permit must be obtained for all work in the highway
right of way. When the total value of improvements within the ODOT right of way
is estimated to be $100,000 or more, an agreement with ODOT is required to
address the transfer of ownership of the improvement to ODOT. An
Intergovernmental Agreement (IGA) is required for agreements involving local
governments and a Cooperative Improvement Agreement (CIA) is required for
private sector agreements. The agreement shall address the work standards that
must be followed, maintenance responsibilities, and compliance with ORS
276.071, which includes State of Oregon prevailing wage requirements.
Advisory: If a CIA is required, it may take up to 6 months to process

An ODOT Miscellaneous Permit is required for connection to state highway
drainage facilities. Connection will only be considered if the site’s drainage
naturally enters ODOT right of way. The applicant must provide ODOT District
with a preliminary drainage plan showing impacts to the highway right of way.

Advisory: A drainage study prepared by an Oregon Registered Professional
Engineer is usually required by ODOT if:
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1.Total peak runoff entering the highway right of way is greater than 1.77
cubic feet per second; or 2. The improvements create an increase of the
impervious surface area greater than 10,758 square feet

10)Clackamas County Engineering Conditions (ZDO 1007, 1015)

A. Applicant shall obtain a Development Permit from the County Engineering Section
prior to the issuance of a Building Permit. The applicant shall pay the minimum
Development Permit fee for commercial development. Advisory: At the time of
this application the fee structure for commercial developments is $2,000 minimum
or 5% of site improvements. Issuance of a Development Permit is dependent upon
the formal approval, by engineering staff, of a set of plans in compliance with
Clackamas County Roadway Standards Section 140.

i.  The permit will be for utilities, driveways, sidewalk, drainage, parking and
maneuvering area, and other site improvements.

ii. The applicant shall have an Engineer, registered in the state of Oregon,
design and stamp the construction plans for all required improvements.

B. Prior to Development Permit issuance the applicant shall submit to Clackamas
County Engineering Office:

i.  Written approval from Hoodland Fire District for the planned access,
circulation and water source supply.

ii. Written approval from Government Camp Water System District for
adequate water supply to service the development.

iii. A copy of the approved Surface Water Management Plan, analyzing the
difference between pre and post development discharge rates and
mitigation of downstream impacts, along with the detention calculations.

iv.  Written approval from ODOT, in the form of a permit, for access to and all
work within E Government Camp Loop. Permitting of all improvements,
surface water management, and the proposed stormwater conveyance
system within the ODOT’s right-of-way shall be required and coordinated
through ODOT.

v. A signed Developer-Engineer Agreement for Primary inspection services
per Section 180 of the Roadway Standards. The Primary Inspector will be
required provide inspection reports to the County during period of active
construction.

C. Frontage improvements along E Government Camp Loop shall include:

i. 6-foot wide ADA compliant sidewalk-ADA accessible ramp is required
where connection to existing sidewalk does not exist

ii. A minimum 28-foot wide concrete driveway approach per ODOT standards.
The first 20-feet shall not have a running slope in excess of + 5%.
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D. Applicant shall design and construct drainage facilities to serve the building,
parking and maneuvering areas, and the remainder of the site in conformance with
Water Environment Services requirements, and Roadway Standards Chapter four.

E. The final surface water management plan shall demonstrate that the rerouted and
concentrated runoff will not adversely affect the slopes and properties
downstream. The proposed stormwater conveyance system shall be designed
such that the upstream runoff that currently flows through the culvert is not
restricted and the new conveyance system has adequate capacity to covey this
flow. Furthermore, no flows shall exceed the permitted pre-development flows.

F. Applicant shall design and construct a five-foot wide, ADA compliant walkway from
the public right-of-way to the public entrance of each building per ZDO 1005.2.
Where the on-site ADA walkway intersects the public sidewalk, there shall be a
minimum 5x5 foot wide landing.

G. Applicant shall install and maintain a 30-inch “STOP” sign, at the driveway exit.
The bottom of the “STOP” sign shall be positioned 7 feet above the surface of the
new sidewalk or pavement.

H. All traffic control devices on private property, located where private driveways
intersect the road shall be installed and maintained by the applicant, and shall meet
standards set forth in the Manual on Uniform Traffic Control Devices and relevant
Oregon supplements.

I.  Applicant shall provide and maintain adequate intersection sight distances and
stopping sight distances at the driveway approach intersection with E Government
Camp Loop in accordance with Roadway Standards section 240. Adequate
intersection sight distance for drivers turning left into the site shall also be provided
and maintained. In addition, no plantings at maturity, retaining walls,
embankments, fences or any other objects shall be allowed to obstruct vehicular
sight distance. Posted speed is 40 MPH which requires minimum 445 feet of
intersection sight distance and 305 feet of stopping sight distance.

J. Applicant shall provide adequate on site circulation for the parking and
maneuvering of all vehicles anticipated to use the parking and maneuvering areas.
Loading spaces shall also be afforded adequate maneuvering room.  The
applicant shall design and construct on-site parking and maneuvering areas as
follows:

i.  All parking and circulation areas shall be paved with structural section
minimum requirements of Standard Drawing R100.

ii.  Applicant shall provide and implement a signing and pavement-marking
plan for onsite parking and circulation. This plan shall be reviewed and
approved by the Engineering section and the local Fire Marshal prior to the
applicant being issued a Development Permit.

iii. The applicant shall show the paths traced by the extremities of the
anticipated large vehicles, including off-tracking, on the site plan to ensure
adequate turning radii are provided for the large vehicles maneuvering on
site and at driveways, including, but not limited to:
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i. A minimum of 24 feet of back up maneuvering room for all 90-degree
parking spaces;

i. The paths traced by the extremities of trucks and emergency
vehicles shall be demonstrated.

iv.  All vehicular maneuvering shall be onsite with only forward movements
towards the road. The applicant shall comply with the requirements of the
ZDO Section 1021.06 regarding access to the front of solid waste and
recyclable material container pad. The applicant shall comply with all the
vehicle access requirements of ZDO Section 1021.06 unless modifications
are approved in compliance ZDO Section 1021.08.

v. Parking spaces shall meet minimum ZDO section 1015 and Roadway
Standards, Standard Drawing P100/200 dimensional requirements. The
plans shall list the number of parking spaces required and the number of
parking spaces provided. The applicant shall label all compact, carpool,
ADA, and loading berth spaces on the plans.

K. Primary Inspector:

i.  The applicant shall enter into a Developer/Engineer Agreement for primary
inspection services per Section 180 of the Roadway Standards. This form
will be provided to the applicant and shall be signed and returned to County
Plans Reviewer.

ii. Prior to final occupancy permit, the applicant shall provide a Certificate of
Compliance signed by the Engineer of Record stating all materials and
improvements have been installed per approved plans and manufacture’s
specifications.

L. Prior to the issuance of a building permit, the applicant shall submit to Clackamas
County Engineering Office:

i.  Written approval from the Hoodland Fire District for the planned access,
circulation, fire lanes and water source supply. The approval shall be in the
form of site and utility plans stamped and signed by the Fire Marshal.

ii.  Written approval from ODOT in the form of a permit for all work within the E
Government Camp Loop right-of-way.

iii.  Written approval from Government Camp Water System for adequate water
supply source to serve the development. The approval shall be in the form
of utility plans stamped and signed by the Water District representative.

iv. A set of site improvement construction plans, including a signing and
striping plan, for review, in conformance with Clackamas County Roadway
Standards Section 140, to Clackamas County's Engineering Office and
obtain written approval, in the form of a Development Permit.
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M. Prior to Certificate of Occupancy, the development shall meet the requirement set
forth in Section 190 of the Roadway Standards for Substantial Completion
including but not limited to:

i.  All underground utilities are installed and accepted including franchise
utilities
ii. Paving or final grade has been completed and approved
iii.  All Development Permit conditions of approval have been met
iv.  Certificate of Compliance has been submitted
v. Final approval of ODOT permit

vi.  Submit, at time of initial paving, electronic as-built plans for all
improvements showing all construction changes, added and deleted items,
location of utilities, etc. A professional engineer, registered in the state of
Oregon, shall stamp and sign as-built plans.

FINDINGS

The findings below identify the standards and criteria that are relevant to this decision,
state the facts relied upon in rendering the decision, and explain the justification for the
decision.

1. PROJECT OVERVIEW: This subject property is roughly 1.38 acres and located
at the northern extent of East Government Camp Loop, adjacent to the Collins
Lake Resort condominium development. The proposal is for a 47-unit hotel or
“boutique hotel” as noted by the applicant. Hotel features include a 47-unit/room
hotel. Many rooms are large, and contain small kitchenettes. Hotel amenities
include; a spa/sauna, game room, bike and ski storage area in the
basement/lower level, a large lobby, and a restaurant for hotel guests. Camp
Creek runs roughly adjacent to the southern property, flowing southwesterly.
The creek itself is protected by a 50-foot Stream Conservation Area (SCA) (aka
stream buffer), and the applicant has proposed the development to avoid the
buffer as much as possible, but some impacts are still proposed. Thus, a SCA
review is a required, and being reviewed under planning permit #20033-23-R.
Therefore, this application for Design Review is predicated on approval of Z0033-
23-R.

The applicant appears to have erroneously listed a 30-unit hotel in some parts of
their narrative (page 7 and 68). It should be noted that the submitted plan set
delineates 47 units, as noted elsewhere in the project.

This application is subject to Clackamas County Zoning and Development
Ordinance (ZDO) Section(s) 1102, 202, 317, 1001, 1002, 1003, 1005, 1006,
1007, 1009, 1010, 1015, 1021, 1102, and 1307. The Clackamas County
Planning and Zoning Staff has reviewed these Sections of the ZDO and design
guidelines in conjunction with this proposal and make the following findings and
conclusions:
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2.

Section 1102 — Design Review

Subsection 1102.01 Applicability

Finding: Clackamas County’s Zoning and Development Ordinance determines
development types for which design review is required. ZDO Subsection
1102.01(C) states that design review is required for, “...Development,
redevelopment, expansions, and improvements in the MRR District...” Thus,
design review is required for the project.

Subsection 1102.02 Submittal Requirements

Finding: Clackamas County’s Zoning and Development Ordinance (ZDO)
determines the submittal requirements necessary for design review. The applicant
initially submitted a set of information January 19, 2023. The submittal package
contained the required minimum materials determined by this subsection. County
staff deemed this application complete on February 8, 2023. The standard is met.

Subsection 1102.03 Approval Criteria

Finding: Clackamas County’s Zoning and Development Ordinance determines
that projects which require design review are subject to the standards of the
underlying zoning district as well as to Section 1000 “Development Standards”.
The analysis of the proposal, per those sections of the Clackamas County ZDO,
follow in subsequent sections.

Subsection 1102.04 Design Review Committee

Finding: Staff found that the impact to surrounding properties, particularly with
regard to surrounding residential properties, as well the presence of natural
features and the fairly large size of the development, warrant a review by the
Design Review Committee.

Subsection 1102.05 Approval Period and Time Extensions

Finding: These standards are listed above in the conditions of approval section.
Section 202 — Defintions

“Hotel:” A building which is designed or used to offer short-term lodging for
compensation, with or without meals, for six or more people. A facility that is
operated for the purpose of providing care beyond that of room and board is not
a “hotel"

Finding: The applicant notes that the hotel will include “extended stays”. This
seems evident given that many of the hotel rooms have small kitchen areas.
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Comments from surrounding neighbors have concerns that the structure will be
used more so as an apartment or residential dwelling. Staff finds that at no time
shall this building be used for residential dwelling purposes. The County Code,
which houses the ZDO in Title 12, also has business requirements in Title 8
noting that hotels can only be used for “transient occupancy” not exceeding 30
days. While parts of the County Code at large cannot be imposed through the
ZDO, staff does recommend a condition of approval restricting the building to
short-term/transient lodging only. An advisory condition is recommended noting
Title 8 of the County Code allows a maximum stay up to 30 days. This criteria
can be met.

4. Section 317 — Mountain Recreational Residential (MRR) Zoning district

Subsection 317.03 Uses Permitted
Clackamas County’s ZDO determines uses that are permitted primary, permitted
accessory, conditionally permitted, or not allowed in each zoning district.

Finding: The proposed development is located in the MRR Zone. The applicant’s
submitted materials indicate that the proposed use for this site is a “hotel” as defined
in Sec. 202. This is considered a “permitted use” pursuant to table Table 317-1.
There are concerns noted in Exhibit 2 that a restaurant is included in the hotel, thus
constituting a separate use. However, the applicant states that the restaurant will
only be available for hotel guests. In this case, the dining area id incidental to the
hotel itself, and not a separate use. No outside patrons will be permitted for general
dining, and that only guests will use the small dining area/restaurant. Therefore, staff
finds that the restaurant need not be analyzed as a separate use. Staff also received
comments from neighbors opining that this hotel is actually a “Mixed Use” building.
The definition of “mixed use” per ZDO Sec. 202 is broad, and is more associated
with urban scale development with clearly separate uses, and generally on different
levels (e.g. retail on ground, office on second level, and residential on upper levels).
Since all of the hotel amenities will be incidental to paying guests, staff does not find
this development is “mixed use.” Furthermore, the definition of “hotel” includes meals
being served to guests, and it is highly customary to have eating/restaurant facilities
for hotel guests. A condition of approval is recommended, however, limiting
restaurant use to guests of the hotel, and not open to the general public as a
separate restaurant.

Lastly, Table 317-1 identifies “hotels” as being subject to footnote 7 and 8. Footnote
7 permits “Convention facilities” to be part of the hotel. Footnote 8 notes that hotels
in Government camp can have up to 100 units. In this case, the proposal is
complying with said footnotes.

Subsection 317.04 Dimensional Standards
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Finding: The table below demonstrates how the applicant’s proposal complies with
the dimensional standards of the MRR zoning district and Table 317-2. These
standards are met.

Ordinance Demonstrated Complies With

Standard Dimension Standard
Minimum Lot None/NA 1.38 acre Complies
Size
Minimum Front | 10 feet 10 feet to building/ | Complies
Yard Setback’ 20 feet to garage

carport

Minimum Rear 10 feet 12 feet Complies
Yard Setback
Minimum Side 0 feet 0-2 feet Complies
Yard Setback?

4. Section 1001-- General Provisions
Finding: This development meets the purpose, general standards, and
applicability in this subsection. Specific standards in other Sections of the 1000s
are addressed below. This standard is met.

5. Section 1002/1003 — Protection of Natural Features/Natural Hazards
Section 1002 addresses the protection of various natural features including
hillsides, the excessive removal of trees prior to development, the protection of
trees and wooded areas through development, river and stream corridors, the
winter ranges of deer and elk populations, certain open spaces near Mount
Hood, significant natural areas, and significant landforms and vegetation.
Section 1003 addresses ‘Hazards to Safety’ such as landslide hazards,
wet/hydric soils, etc.

Finding: Slopes of the development appear to be just below 20 percent.
Nevertheless, the applicant has provided a geotechnical report with design
recommendations. The applicant’s findings are sufficient and development is
permitted where proposed. A separate Steep Slope Review, subject to ZDO Sec.
1002, may be required for new development on slopes greater than 20 percent.
In terms of Subsection 1002.03, trees and wooded areas will be completely
preserved in the southern half of the parcel. The north half of the parcel is where

ITable 317-1 normally requires a 15 foot setback (20 to garage carport), but since development is in Government
Camp, a 10-foot minimum building setback is allowed per footnote 1. The garage is underground, and goes well
beyond 20 feet.

2 As noted by applicant, the north property line abuts federal/US forest service land and footnote 3 provides a
setback of zero.
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the development will occur, and tree removal is unavoidable there. Stream areas
are being reviewed pursuant to ZDO Sec. 704 and permit # Z0033-23. No Geo-
hazard areas identified on Oregon Dept. of Geology and Mineral Industries
(DOGAMI) maps. These standards are met.

6. Section 1005 — Sustainable Site and Building Design
Section 1005 addresses the development of sites and design of buildings so as
to efficiently utilize land, create lively, safe, and walkable centers, support the use
of non-auto modes of transportation, reduce impact of development of natural
features, utilize opportunities arising from a site’s configuration, design
illumination so dark skies are maintained when possible and accommodate the
needs of users of developments. It applies to institutional, commercial, and
industrial development; multifamily dwellings; and developments of more than
one two- or three-family dwelling.

Subsection 1005.02 — General Site Design Standards establishes standards for the
sites of commercial, industrial, and multifamily developments and addresses
standards for the placement and orientation of buildings, on-site pedestrian
circulation, the placement and orientation of building entrances, and other use- and
zone-specific standards.

Subsection 1005.02(A) through (C): Finding: The applicant’s proposal meets
these standards as designed, as there is no cause to cluster buildings, the
building is oriented with true south, and there are no requests for setback
reductions. This criteria is met.

Subsection 1005.02(D) Finding: the applicant notes that an on-site walkway
system/sidewalk is present on the site and will connect the main vehicular
entrance to the driveway and to the front entrance of structure. However, staff
found that plans did not show specifics for the onsite walkaway system/sidewalk.
A condition of approval is warranted that the applicant provided a detailed
drawing of the onsite walkway system/sidewalk, indicating the walkway is at least
5 feet in width, clearly marked and visible to drivers, raised in parts directly
adjacent to vehicular drives (or install wheelstops), adequately lit, etc. This plan
shall be reviewed prior to building permit approval, and is recommended above
as a condition of approval. Given the short run between the entrance and the
building, staff finds this condition can be met.

Subsection 1005.02(F) through (H): The subject property is not located in the
Urban Growth Boundary (UGB) so Subsection F does not apply. Subsections G
and H only apply to developments on major transit routes, and Government
Camp is not on a major transit route. It should be noted that the Collins Lake
Resort letter (Exhibit 2) opines that these standards should apply given the site is
“mixed use”. As noted above, this is not a mixed use development, and again,
the parcel is not located on a major transit route. These criteria are not
applicable.
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Subsection 1005.02(1) through (L): These standards do not apply to MRR zone,
and therefore, are not applicable.

Subsection 1005.03 — Building Design provides standards for building facades,
entrances roof design, exterior building materials, the screening of mechanical
equipment, and other use- and zone-specific standards.

Subsection 1005.03(A): Findings; Architectural variety on each building face, and
at public entrances are demonstrated with the hotel design. The scale, design,
and architectural elements appear to be sufficient for this site. This criteria is met.

Subsection 1005.03(B) and (C): Findings; the public entrances will be
constructed with overhangs and are clearly defined. Subsection B(2) and C are
not applicable as this areas is outside of UGB and 1005.02(E) is not applicable.

Subsection 1005.03(D) and (E): Findings: Pitched roofs are proposed and eaves
are proposed on the applicant’s plan set. The applicant shall ensure final building
plans show roof eaves at 24 inches minimum, with roof vents placed opposite the
public entrance. This criteria can be met as conditioned. The applicant’s
architectural plan set shows a variety of external materials that are required in
Subsection E. These standards can be met, and a condition of approval is
recommended that building plans show these items are included prior to building
permit approval, and prior to final occupancy.

Subsection 1005.03(G) and (H): Findings: The applicant notes that Subsection G
is not applicable to this development. Staff has not found any reason that this
section should not be applicable. However, staff has also not rec’d any concerns
from agencies that the building design will limit security monitoring as designed.
Thus, staff recommends that this section be considered satisfied. In terms of
Subsection H, staff finds that the site is already oriented at true south, and there
are overhangs on the proposal. Moreover, the high altitude and surrounding
coniferous forest should provide added summer cooling. These criteria are met.

1005.06.

Subsection 1005.03(1) and (J): Findings: The applicant’s submittal plan appears
to meet items 1-9, Subsection I. Item 7 requires design to reflect the
“unincorporated communities” appearance. Staff finds that the design is
comparable to other development in Government camp. Staff notes, there will be
additional standards for Government Camp, noted in subsection 1005.12, below.
It also appears that the structure will be largely wood/brown in color, so this
should blend with the Open Space/natural areas, as noted in item 9. For
Subsection J, a condition of approval is required that all mechanical equipment
shall be screened from view by the measures noted in items 1-3, subsection J.
These standards can be met.
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Subsection 1005.03(K) and (L): Findings: this criteria is not applicable in the
MRR zone.

Subsection 1005.04 — Outdoor Lighting provides standards to ensure that onsite
lighting is compatible with the site and surrounding uses while preventing light
trespass and pollution.

Finding: Although a lighting plan has not been supplied, the absence of a
lighting plan should not alter the overall site layout, and the applicant can provide
a lighting plan, lighting specifications, and light mast/pole profiles prior to building
permit approval and building occupancy. A condition of approval is
recommended that the applicant provide a lighting plan, lighting profiles, lighting
specifications addressing items 1-6, prior to building permit approval and
occupancy.

Subsection 1005.05 — requires applicants to employ one “Additional Requirement”
for every 20,000 square feet of site area. Finding: The applicant’s site is
approximately 60,112 square feet and the applicant states that three additional
requirements need to be met. The applicant has identified subsection “G”, “Q”, and
“S” as viable Additional requirements. Staff has reviewed the applicant’s findings for
these sections, and agrees these options are met through the design. This criteria is

met.

Subsection 1005.06 MODIFICATIONS: no modifications have been identified.

Subsection 1005.12 — Government Camp Design Standards: In the MRR Zoning
District, the following three specific requirements shall be met:

1. Exterior Building Materials: Primary and accessory structures shall use
wood, stone, stone veneer, or stucco in exterior construction. Stucco and
textured concrete may be used as secondary materials. Stucco must be
acrylic-based and combined with heavy timber, wood, or stone cladding. A
rock, rock veneer, or textured concrete base shall be provided around
building exteriors visible from roadways. No exposed plywood, particle
board, plain concrete, cinder block, or grooved T1-11 is permitted.

Finding: the applicant’s plan set appears to accomplish these design
standards. Culture stone base, and various cement boards should
articulate with the wood framing. Cedar shake siding is noted as building
item #5 in the architectural drawings, but only a small area of cedar shake
siding is proposed. Staff will review wood siding in subsection 3, below.
Otherwise, staff finds that the proposed building materials should satisfy
this section, and recommends the plans be accepted as sufficient except
where noted below.
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2. Roofing Materials: No composition shingles are allowed. Metal roofing
materials that are subject to rust or corrosion shall be coated to inhibit
such rust and corrosion, and metal roofing materials with rust or corrosion
shall be stabilized and coated to inhibit future rust and corrosion.

Finding: Standing seem metal is proposed. A condition of approval is
warranted that the applicant demonstrate roofing materials are coated to
inhibit rust and corrosion, prior to building permit approval and final
building occupancy. This criteria can be met.

3. Design: Building design shall meet the design intent of mountain
architecture as described in the Government Camp Design Guidelines
Handbook (Handbook). Examples of mountain architecture include
"Cascadian", "Oregon Rustic", and the "National Park Style".

Finding: The applicant notes that a registered architect has prepared
detailed plans based on Government Camp Design Guidelines. Upon
review of the Handbook, it appears much of exterior building materials and
design can meet the guidelines. Staff reiterates that some level of wood
siding would be ideal, in contrast with the stone base. As noted above, the
applicant’s architecture plans legend item #5 calls for wood shake siding,
but the majority of siding proposed is fiber cement lap siding (called out as
legend item #2 and #3). Some type of natural, rustic wood siding may be
more in line with the Handbook. Staff welcomes any assistance from the
Design Review Committee with regards to siding. Overall, staff
recommends the plans be accepted as proposed, except staff does
recommend a natural wood siding element. This is noted above in the
conditions of approval. The Handbook is available as Exhibit 6, and the
MRR zoning guidelines begin on Page 7.

7. Section 1006 — Utilities, Street Lights, Water Supply, Sewage Disposal,
Surface Water Management, and Erosion Control.
Section 1006 addresses the provision of appropriate infrastructure for utilities,
water supply, and sewage disposal, as well as the management of surface water
and site erosion.

Finding: Preliminary Statement of feasibility signed by Government Camp
Water Company, Inc. (GCWC) and Government Camp Sanitary District (GCSD)
were submitted and are dated less than 1 year from the date of completion of this
request. Staff also confirmed that County Engineering was satisfied that surface
water can be treated on site. These statements confirm public drinking water,
sanitary sewer, and storm/surface water standards can be met. Only County
Engineering submitted comments for surface water treatment. These comments
are dated March 9, 2023 (Exhibit 4). Staff concurs with Engineering’s listed
conditions of approval for surface water treatment, and they shall be added as
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conditions herein. GCWC and GCSD did not provided specific comments.
Therefore, staff recommends a condition of approval stating that the applicant
shall comply with GCWC and GCSD standards prior to occupancy. As
conditioned in Section Il, these standards can be met.

8. Section 1007 - Roads and Connectivity

1007.01 - General Provisions

A. The location, alignment, design, grade, width, and capacity of all roads shall
be planned, coordinated, and controlled by the Department of Transportation
and Development and shall conform to Section 1007, Chapters 5 and 10 of
the Comprehensive Plan, and the Clackamas County Roadway Standards.
Where conflicts occur between Section 1007, the Comprehensive Plan, and
the Clackamas County Roadway Standards, the Comprehensive Plan shall
control. The below findings are based on comments received by the
Clackamas County Development Engineering Division, dated March 9, 2023
(Exhibit 4).

Findings: The applicant has proposed construction of a 47-unit hotel on the
south side of E Government Camp Loop. The project site is approximately
1.38 acres in area.

The proposed development is subject to the provisions of Clackamas County
Zoning and Development Ordinance (ZDO) Section 1007 pertaining to roads
and connectivity, Section 1015 pertaining to parking and loading, and Water
Environment Services requirements and Roadway Standards Chapter 4
pertaining to surface water management.

B. Right-of-way dedications and improvements shall be required of all new
developments, including partitions, subdivisions, multifamily dwellings, two-
and three-family dwellings, condominiums, single-family dwellings, and
commercial, industrial, and institutional uses, as deemed necessary by the
Department of Transportation and Development and consistent with Section
1007, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas
County Roadway Standards.

Finding: The applicant proposes partial road improvements along a portion of
the frontage on E Government Camp Loop consisting of road widening and 6-
foot wide sidewalk. The applicant proposes 31-foot paved half-width, 2-foot
mountable valley curb, 6-foot sidewalk, and 1-foot shoulder. The applicant will
need to ensure the proposed improvements and right-of-way meet the
requirements of ODOT. All permitting and right-of-way donation shall be
required and coordinated through ODOT
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1007.02 - Public and Private Roadways

A. All roadways shall be developed according to the classifications, guidelines,
tables, figures, and maps in Chapters 5 and 10 of the Comprehensive Plan
and the provisions of the Clackamas County Roadway Standards.

1. Development along streets with specific design standards specified in
Chapter 10 of the Comprehensive Plan shall improve those streets as
shown in Chapter 10.

Finding: The applicant proposes partial road improvements along a portion of
the frontage on E Government Camp Loop consisting of road widening and 6-
foot wide sidewalk. The applicant proposes 31-foot paved half-width, 2-foot
mountable valley curb, 6-foot sidewalk, and 1-foot shoulder. The applicant will
need to ensure the proposed improvements and right-of-way meet the
requirements of ODOT. All permitting and right-of-way donation shall be
required and coordinated through ODOT.

Per Clackamas Roadway Standards Section 240, developments are required
to be served by driveways that provide adequate intersection and stopping
sight distance. Posted speed for E Government Camp Loop is 40 MPH which
requires minimum 445 feet of intersection sight distance and 305 feet of
stopping sight distance along this road.

In Government Camp Loop is under the jurisdiction of ODOT. Permitting of
all improvements, surface water management, and the proposed stormwater
conveyance system within the ODOT’s right-of-way shall be required and
coordinated through ODOT. This criteria can be met.

Staff also received comments from Oregon Department of Transportation
(ODOT) dated March 2, 2023 (Exhibit 3).ODOT’s comments set forth findings
related to frontage improvements in line with County Engineering comments.
Their comments also require the applicant to ODOT Highway Design manual.
Several Conditions of approval have been recommended by ODOT. Staff
recommends that conditions noted in Exhibit 3 be implemented into this
decision above, in the conditions of approval. ODOT conditions shall be met
prior to Certificate of Occupancy.

1007.03 PRIVATE ROADS AND ACCESS DRIVES

Findings: The applicant will be required to provide adequate on-site
circulation for all vehicles anticipated to use the parking and maneuvering
areas. The applicant will need to demonstrate the site design adequately
addresses the turning movements for large vehicles such as garbage truck,
delivery trucks, and emergency service vehicles within the site. The proposed
parking and maneuvering areas appear to provide adequate access for
passenger cars. The plans do not show how the larger vehicles including
garbage truck and emergency service vehicles can turn around and
maneuver through the site. The applicant in addressing the requirements of
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the ZDO Section 1021.06 regarding access to the front of solid waste and
recyclable material container pad states that the 45-foot collection dimension
does extend to the shoulder of Government Camp Loop. The applicant shall
comply with all the vehicle access requirements of ZDO Section 1021.06
unless modifications are approved in compliance ZDO Section
1021.08.These standards can be met.

1007.04 - Pedestrian and Bicycle Facilities

A. General Standards: Pedestrian and bicycle facilities shall be developed
according to the classifications and guidelines listed in Section 1007,
Comprehensive Plan Figures 5-1 through 5-3, Typical Roadway Cross
Sections, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas
County Roadway Standards.

Finding: E Government Camp Loop is under the Jurisdiction of ODOT.
Conditions of approval noted above shall ensure the subject property complies
with all pedestrian standards.

This criteria can be met.

1007.05 - Transit Amenities

Finding: E Government Camp Loop is not located on a transit route. This criteria is
not applicable.

Subsection 1007.06 — Street Trees addresses requirements for street trees within the
Portland Metropolitan Urban Growth Boundary, in the Clackamas Regional Center Area,
in the Business Park zoning district, and in Sunnyside Village.

Finding: The proposed development is not within the Portland Urban Growth
Boundary. This standards is not applicable.

SUBSECTION 1007.07 - Transportation Facilities Concurrency

B. Approval of a development shall be granted only if the capacity of
transportation facilities is adequate or will be made adequate in a
timely manner. The following shall be exempt from this
requirement:

Finding: The proposed hotel is located south of the E Government Camp
Loop. The applicant has proposed access onto E Government Camp Loop
which is under ODOT’s jurisdiction. According to county’s ZDO
1007.7.B(6), developments in Government Camp that are otherwise
consistent with the Comprehensive Plan and use plan designations and
zoning for Government Camp, are not required to submit a Traffic Impact
Study (TIS). Furthermore, ODOT has not required a TIS for this
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development. The project site is within Mountain Recreational Resort
(MRR) zoning district. Furthermore, comments received from Oregon
Dept. of Transportation (ODOT) dated march 2, 2023, do not require a TIS
or identify traffic capacity issues. (ODOT comments, Exhibit 3) This
standard is met.

9. Section 1009 — Landscaping
Section 1009 seeks to ensure that sites are designed with appropriately selected,
designed, installed, and maintained landscape materials and that landscaped
areas are used for appropriate purposes.

1009.01(A) through (D) — General Provisions:

Finding: The applicant has submitted a detailed Landscaping Plan with Sheet
LA-1 through LA-3. A detailed, highly professional landscaping and plant
mitigation plan is proposed in the south sector of the site. This mitigation is
required in conjunction with the aforementioned SCA permit (planning file Z0033-
23-R). Thus, Plantings will be a mix of native trees (primary conifers), shrubs and
grasses. To staff’'s knowledge, Invasive, non-native, or noxious vegetation is not
proposed, and the applicant will not be storing or displaying materials in the
landscaped areas.

1009.01(E) through (H) — General Provisions:

Finding: Pursuant to subsection, E, and as noted above, the applicant has a
very small amount of frontage along the public road right of way, and the site
entrance will occupy nearly all of that frontage. Federal property borders the
north property line, and the applicant’s proposal will abut the hotel at said north
property line. Thus, there is no reason to require landscaping strips along the
north property line. An advisory finding, it appears the narrow strip of federal land
north of the subject property contains mature conifer trees per the landscaping
plan. Although this treed area does not count toward the landscaping plan, it will
provide some forested landscaping for the time being. Pursuant to subsection G,
in-ground landscaping should be used to highlight the site entrance. As noted by
the applicant, planters may be used to highlight this area. Planters, trellises, and
hanging baskets are permitted in lieu of in-ground plantings. A condition of
approval is recommended requiring the applicant to provide a pedestrian
connection landscaping plan prior to building permit approval. In terms of
subsection G and H, the applicant is proposing to enhance and plant most of the
property that is not being developed. As conditions these standards can be met.

1009.02 — Minimum Area Standards:

Finding: According to the applicant’s narrative and landscaping plan set, the
landscaping will constitute approximately 41% of the gross site area (24,469
square feet), which easily exceeds the 25% minimum landscaped area
requirement in the MRR zones, set forth in table 1009-1. As a condition of
approval, this development is subject to landscape plans LA-1 through LA-3.
Staff will inspect the site prior to occupancy to confirm the plantings are installed.
As conditioned, these standards are met.

DRC Recommendation Page 26 of 30
File No. Z0032-23-D



1009.03 — Surface Parking and Loading Standards:

Findings: Much of the parking will be underground, and the remaining parking area
will be surrounded by existing or proposed native vegetation. Additional perimeter
landscaping is not required. This standard is not applicable.

1009.04 — Screening and Buffering:

Findings: Any waste collection areas or other storage areas shall be screened and
disguised to resemble the exterior materials of the main building. Staff recommends
a condition of approval to ensure buffering of these areas.

1009.05 — Scenic Roads:

Findings: Comprehensive Plan Map 5-1 shows Mt Hood Hwy (ore hwy 26) and E
Government Camp Loop road as scenic roads. Landscaping in the southern sector
of the lot will be preserved to the maximum extent possible, thus creating a buffer
from Ore Hwy 26. Although the building meets the front setbacks off Government
Camp Loop, it cannot be sited any further south, given the constraints on site. It
should also be noted that there appears to be fir trees on the strip of federal land
abutting the northern property line. This shall provide some buffering, though there is
no mechanism to ensure that those trees are preserved in perpetuity, especially if
located on federal lands or State rights of way. These standards are met.

1009.06(C) — Landscape Strips:

Findings: As discussed above, frontage is too narrow to accommodate a landscape
strip, and there are no other frontages requiring landscaping strips. As proposed,
this criteria is met.

1009.09 — Erosion Control:

Findings: Graded areas shall be re-vegetated with suitable plants to ensure erosion
control. Netting shall be provided, where necessary, on sloped areas while ground
cover is being established. Condition of approval is recommended, and listed above.
This can be met

1009.10 - Planting and Maintenance:

Findings: This section sets forth requirements to ensure proper plantings, planting
survival, and plant maintenance. Applicant shall be required to follow the standards
set forth in subsections A through O. These are recommended as conditions of
approval and noted above.

10.Section 1010 — Signs
The provisions of Section 1010 are intended to maintain a safe and pleasing
environment for the people of Clackamas County by regulating the size, height,
number, location, type, structure, design, lighting, and maintenance of signs.

Finding: No signage is proposed in this application. Any additional future
signage on the site will need to comply with the standards of Section 1010. The
standards are met.
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11.Section 1015 — Parking and Loading
Section 1015 is designed to ensure that developments in Clackamas County
provide sufficient and properly designed parking for motor vehicles and bicycles
as well as appropriate off-street loading areas.

Finding: In terms of ZDO Subsec. 1015.02(A), the applicant states that the
multiple design standards have, or will be adhered to. Staff reviewed the parking
plan, and agrees that standards can be met. The applicant has noted that at least
six (6) carpool/vanpool spots are planned. The minimum parking in table 1015-1
requires 47 spaces, and the applicant shows 52. At least two loading berths are
required, and the applicant shows two. Between the six outdoor bicycle spaces,
and the 56 bicycle spaces in the basement of the building, bicycle parking far
exceeds the minimums set forth in 1015-3. Staff recommends a conditions of
approval that the applicant provide planning staff a checklist that standards 1-10
of subsection 1015.02(A) are met based, on the civil plan set drawing. This
criteria can be met.

ZDO Sec. 1015.02(B); Parking Minimums:

The applicant has proposed to develop the site a 47-unit hotel. Table 1015-1
requires 1 parking space per room. For a 47-room/unit hotel, the minimum is 47
spaces. Applicant is proposing 52.

Bicycle Parking: Table 1015-3 provides requirements for minimum number of
bicycle parking. The applicant’s narrative asserts that this development is most
similar to multifamily, thus requiring .5 spaces per unit. Staff notes that this may
be more similar to commercial development requiring one spot per 2500 square
feet. In either case, the minimum number of bicycle parking spaces would be less
than 20, and the applicant is proposing over 60. The maijority of bicycle spaces
will be underground, out of the elements. A condition of approval is
recommended, requiring the applicant prepare a checklist in conjunction with the
civil plan set, showing continued compliance with ZDO Sec. 1015.03. This
standard can be met.

Loading: the applicant has indicated two loading berths are proposed, and that is
the required minimum. A condition of approval is require that the civil plan set
show it can comply table 1015-4 and subsection 1015.04. As conditioned,
these standards are met.

12.Section 1021 — Refuse and Recycling Standards For Commercial,
Industrial, and Multi-Family Developments

Finding: Staff received comments from the County Sustainability and Solid Waste
Division (Exhibit 5) noting the following: The applicant has proposed a roofed trash
and recycling enclosure attached to the building’s eastside wall with downward sloping
landscape to the east of the enclosure. The enclosure is approximately 12.5’ wide and 15’
deep, constructed of masonry block, set back slightly from the front of the building, and
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positioned to be serviced off E Government Camp Loop with limited on-site
maneuverability. A condition of approval is warranted, requiring full compliance with
this section.

As conditioned, these standards can be met.

DRC Recommendation Page 29 of 30
File No. Z0032-23-D



ADVISORY NOTES

Advisory notes are not a part of the decision on this land use permit. The items listed
below are not conditions of land use approval and are not subject to appeal. They are
advisory and informational only but may represent requirements of other
agencies/departments.

As such, they may be required by these other agencies/departments in order to
complete your proposed development.

*No Comments were received from Hoodland Fire Department. Applicant is
advised to coordinate development with Hoodland Fire Department Fire Marshall.
(please let me know if you need their contact info).

For Building Permit information and Fees, contact: bldservice@clackamas.us

For System Development Charges, contact County Engineering:
Engineering@clackamas.us
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Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

NOTICE OF DECISION ON A TYPE Il LAND USE PERMIT

Decision: Approved with Conditions

Permit Type: Stream Conservation Area Review and Open Space Review
File No. Z0033-23-RSCA

Proposal:

Decision Date: March 21, 2023

Deadline for Filing Appeal: April 3, 2023, at 4:00 pm

Unless appealed, this decision is effective on April 3, 2023 at 4:00 pm.
Issued By: Steve Hanschka, Sr. Planner, SteveHan@clackamas.us
Assessor’s Map & Tax Lot(s): T3S R8E Section 24A Tax Lot 00408
Site Address: None

Applicant: Jesus Solis
Owner of Property: Mt. Hood LLC Il
Zoning: Mountain Recreational Resort (MRR)

Community Planning Organization (CPO) for Area:
GOVERNMENT CAMP CPO

NICK RINARD (503) 757-3888
NICKRINARD@YAHOO.COM

Community Planning Organizations (CPOs) are part of the county’s community
involvement program. They are advisory to the Board of County Commissioners,
Planning Commission and Planning and Zoning Division on land use matters affecting
their communities. CPOs are notified of proposed land use actions and decisions on
land within their boundaries and may review these applications, provide
recommendations or file appeals. If this CPO currently is inactive and you are interested
in becoming involved in land use planning in your area, please contact Clackamas
County Community Engagement at 503-655-8751.

OPPORTUNITY TO REVIEW THE RECORD: The submitted application is available for
review online at https://accela.clackamas.us/citizenaccess/. Select the Planning tab and
enter the file number to search. Select Record Info and then select Attachments from
the dropdown list, where you will find the submitted application. The complete
application file is available for inspection at no cost by contacting the Planner listed on
the first page of this decision. Copies of all documents may be purchased at the rate of

Land Use File # Z0033-23-RSCA Page 1 of 21


https://accela.clackamas.us/citizenaccess/

$2.00 per page for 8 1/2” x 11” or 11” x 14” documents, $2.50 per page for 11" x 17”
documents, $3.50 per page for 18” x 24” documents and $0.75 per sq ft with a $5.00
minimum for large format documents.

APPEAL RIGHTS: Any party disagreeing with this decision, or the conditions of
approval, may appeal this decision to the Clackamas County Land Use Hearings
Officer. An appeal must include a completed County Appeal Form and a $250.00 filing
fee and must be received by the Planning and Zoning Division by the appeal deadline
identified on the first page of this decision.

Appeals may be submitted in person during office hours (8:00 am to 4:00 pm Monday
through Thursday, closed Friday and holidays). Appeals may also be submitted by
email or US mail.

The County Appeal Form is available at
www.clackamas.us/planning/supplemental.html. Any party or parties appealing this
decision may withdraw their appeal at any time prior to the hearing or final decision by
the Hearings Officer. A party wishing to maintain individual appeal rights may file an
individual appeal and pay the $250.00 fee, even if an appeal by another party or parties
has been filed.

Please check https://www.clackamas.us/planning for our current hours of in-
office operation. Appeals may be submitted in person during office hours.
Appeals may also be submitted by email or US mail.

A person who is mailed written notice of this decision cannot appeal this decision
directly to the Land Use Board of Appeals under ORS 197.830.

APPLICABLE APPROVAL CRITERIA: This application is subject to Clackamas
County Zoning and Development Ordinance (ZDO) Section(s) 202, 317, 704 1011 and
1307.

PUBLIC AND AGENCY COMMENTS:

Notice was sent to applicable agencies and owners of property within 300 feet.
Comments received relating to the applicable approval criteria listed above are
addressed in the Findings Section. A variety of comments were received by nearby
property owners, and are part of the record.

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS CHAPTER
215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE, IT MUST PROMPTLY BE
FORWARDED TO THE PURCHASER.

Clackamas County is committed to providing meaningful access and will make reasonable accommodations,
modifications, or provide translation, interpretation or other services upon request. Please contact us at 503-742-4545
or email DRenhard@clackamas.us.

503-742-4545: ; Traduccion e interpretacion? |TpebyeTcsi MM Bam YCTHbIN UMW NMCbMeHHBIN nepesoa?ElE sl 3 ? |

Cén Bién dich hoac Phién dich? | H1 EEE= £23?
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Site Plan
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PROJECT OVERVIEW

The roughly 1.38-acre subject property is located on the south side of E Government
Camp Loop, roughly 800 feet west of its intersection with E Wy East Trail. The applicant
is proposing to site a new hotel with 47 rooms that would be located in roughly the
northerly half of the property. Camp Creek -- which through the adopted Water
Protection Rule Classification Maps is requlated as a Stream Conservation Area (SCA)
under Ordinance Section 704 as a Small Type F stream with a 50-ft. buffer from the
mean high water line -- flows along the eastern and southerly property lines. The
applicant has provided a site-level delineation of the mean high water line of Camp
Creek. Wetlands are also present on the property, primarily in the southerly and easterly
sector, that are regulated by the Oregon Department of State Lands (DSL). The
applicant has provided a site-level delineation of the boundary of the wetlands, and
obtained approval from DSL, under File No. WD # 2022-0607, for a wetland delineation
that identifies the wetlands on the site. The applicant is also applying for a Joint Permit
Application (JPA) for impacts to the wetlands that will be submitted to DSL and the U.S.
Army Corps of Engineers. The property is identified on Comprehensive Plan Map 10-
MH-5 / Government Camp Village Plan Resource Protection Open Space as containing
Resource Protection Open Space in the form of wetlands.

All told, the parcel contains 0.64 acres of SCA and 0.16 acres of wetland, and the
applicant is proposing to disturb 16 percent (0.10 acres) of the outer areas of the SCA
and 11 percent (0.02 acres) of the outer areas of the wetlands. As mitigation for
disturbance to the SCA and wetlands, the applicant is proposing to restore the SCA
through the planting of approximately 500 plants, consisting of 64 native trees and 436
native shrubs, along with the planting of a native grass seed mix. In the end, 0.69 acres
of SCA and wetland will be undisturbed and enhanced.

Ordinance Section 704 allows for disturbance of the SCA under certain criteria that
address the adopted 1997 Economic, Social, Environmental and Energy (ESEE)
analyses for the Sandy River Watershed. Ordinance Section 1011 allows for
disturbance of the Resource Protection Open Space wetlands under an ESEE analysis
for High Periority Resource Protection Open Space Wetlands. The applicant has
provided an ESEE analysis that applies to both the Camp Creek SCA and the High
Priority Resource Protection Open Space wetlands. The project is also being reviewed
under Design Review File No. Z0032-23-D.
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STREAM CONSERVATION AREA (SCA) CONDITIONS OF APPROVAL

The conditions listed are necessary to ensure that approval criteria for this land use
permit are satisfied.

1. General Conditions:

A) Approval of this land use permit is based on the submitted written
narrative and plan(s) received January 19, 2023. No work shall occur
under this permit other than which is specified within these documents. It
shall be the responsibility of the property owner(s) to comply with this
document(s) and the limitation of approval described herein.

B) The proposed development is also subject to the Findings and Conditions
of File Nos. Z0032-23-D and Z0366-07-M.

0) The approval of this Stream Conservation Area (SCA) permit is valid for
four (4) years from the date of the final written decision. If the County’s
final written decision is appealed, the approval period shall commence on
the date of the final appellate decision. During this four-year period, the
approval shall be implemented, or the approval will become void.

i “Implemented” means all major development permits shall be
obtained and maintained, or if no major development permits are
required to complete the development contemplated by the
approved SCA permit, “implemented” means all other necessary
County development permits (e.g. grading permit, building permit
for an accessory structure) shall be obtained and maintained.

a) A “major development permit” is:

1. A building or manufactured dwelling placement permit
for a new primary structure that was part of the SCA
permit approval; or

il. A permit issued by the County Engineering Division
for parking lot or road improvements that were part of
the SCA permit approval.

il. If the approval of this PRCA permit is not implemented within the
initial approval period established by Subsection 704.09(C), a two-
year time extension may be approved pursuant to Section 1310.

2. Standards for Buffers / Setbacks from Rivers & Streams

A) Exceptions to Buffers / Setbacks:

1. The proposed hotel shall be located no closer to Camp Creek than
is outlined on the submitted Mitigation & Restoration Plan, Sheet
LA-1, dated November 2, 2022.
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3. General Development Standards:

A)

Commercial or Industrial Facilities: Pursuant to Subsection 704.06(B), the
proposed hotel shall:

i Screen signs from view from Camp Creek by planting an opaque
vegetation buffer, as outlined on the submitted Mitigation &
Restoration Plan.

ii. Be subject to Design Review, pursuant to Section 1102, as is being
reviewed under File No. Z0032-23-D

4. Vegetation Preservation & Restoration Standards for River & Stream Buffers /

Setbacks:

A)

B)

Native Vegetation Preservation: Pursuant to Subsection 704.07(A), a
minimum of 75 percent of the buffer / setback area, which is 50 feet from
the mean high water line of Camp Creek, shall be preserved with native
vegetation.

Tree Cutting & Grading: Pursuant to Subsection 704.07(B), tree cutting
and grading shall be prohibited within the buffer / setback, except as
follows:

1. Trees that are endangering life or structures, if any, may be
removed.
il. Tree cutting and grading is permitted in conjunction with the

development of the proposed hotel that is being permitted through
Subsections 704.05(B), to the extent necessary to accommodate
the proposed hotel.

iil. Disturbed areas that are outside the footprint of structures and
other improvements shall be restored with native vegetation, as
illustrated by the Mitigation & Restoration Plan.

iv. The required vegetation shall be planted prior to approval of final
occupancy of the proposed hotel.

5. Other Agency Standards:

A)

The proposed development is also subject to the rules, regulations and
permitting requirements of DSL and the US Army Corps of Engineers. As
such, the applicant shall obtain all necessary permits from those agencies,
and undertake the proposed development in a manner that is consistent
with the approval guidelines of those permits.

SCA FINDINGS

The findings below identify the standards and criteria that are relevant to this decision,
state the facts relied upon in rendering the decision, and explain the justification for the

decision.
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704.02

DEFINITIONS

The criteria, requirements, standards and text of ZDO Section 704 are subject to the
definitions outlined in Subsection 704.02.

704.03

704.04

704.05

AREA OF APPLICATION

C. Section 704 also applies to land that is located within 50 feet of the
mean high water line of small Type F streams, identified on the WPRC
Maps. The location of these streams may vary from these maps if
more specific information is provided. Classified as SCAs, these small
streams are designated in the Comprehensive Plan as those that
generally have annual average flows of less than two cubic feet per
second.

A portion of the land upon which the development is proposed is located
within 50 feet of the mean high water line of Camp Creek, which is identified
on the adopted Water Protection Rule Classification Maps as a Small Type F
Stream. Therefore, Section 704 applies

D. Notwithstanding Subsections 704.03(A) through (E), Section 704 does
not apply to land that is inside the Metropolitan Service District
Boundary (MSDB) or the Portland Metropolitan Urban Growth
Boundary (UGB), nor does it apply to Oregon Department of Fish and
Wildlife, or other state or federally approved, fish enhancement
projects.

The subject land is not located inside the MSDB or the Portland Metropolitan
UGB. The proposed project is not a state or federally approved fish
enhancement projects. Therefore, Section 704 applies.

RIVER AND STREAM SETBACKS

The following minimum setbacks shall apply to structures exceeding 120
square feet or 10 feet in height:

D. Structures shall be located a minimum of 50 feet from the mean high
water line of a small stream.

Under the Setback Exception of Subsection 704.05(B), as outlined below,
some of the most southerly portions of the proposed development are
proposed to be located less than 50 feet from the mean high water line of
Camp Creek, a small stream.

SETBACK EXCEPTIONS

A. The following uses are exempt from the minimum setback standards of
Subsection 704.04:
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The proposed hotel does not qualify as one of the uses that are listed under
this Subsection.

B. In addition to the exemptions listed in Subsection 704.05(A), the
minimum setback standards of Section 704 may be modified for
purposes consistent with the adopted Economic, Social,
Environmental, and Energy (ESEE) analyses for the applicable
watershed.

A previously noted, the applicant has submitted an ESEE analysis that
addresses the impacts to the 50-ft. Camp Creek SCA under the adopted
ESEE analysis for the Sandy River Watershed and for the impacts to the High
Priority Open Space wetlands. The ESEE analysis for the Sandy River
Watershed includes impacts to its tributaries, including streams with an
average annual flow of 2 cubic feet per second that are classified as small
streams with an impact area, or Stream Conservation Area (SCA) of 50 feet
from the mean high water line. The adopted Water Protection Rule
Classification Maps classify Camp Creek as a Small Stream, and as
previously noted, there will be some impacts to the Camp Creek SCA for
which mitigation will be implemented.

The Economic section of the ESEE states that the economic consequences
of restricting development along the Sandy River tributaries could be
substantial, while noting that impacts to fish habitat are dependent on the
level of disturbance from development. In this case, the level of disturbance is
fairly minimal and only impacts the most outer areas of the SCA, while at the
same time enhancing fish habitat through the mitigation plan.

The Social section of the ESEE states that the social consequences of not
regulating development — and in turn not applying applicable setbacks from
tributaries -- to protect fish habitat can result in a deterioration of livability and
quality of life. Staff again notes that while there will be some minimal impacts
to the SCA, the undisturbed portion of the SCA will be enhanced through the
mitigation plan, which should balance out, if not improve, any deterioration of
livability and quality of life related to the health of fish habitat.

The Environmental section of the ESEE states again that impacts to fish
habitat are dependent on the level of disturbance resulting from development.
Again, there will be some impacts to the HCA, though these impacts should
be offset by the mitigation plan that would improve fish habitat, thereby
maintaining, if not improving, the environmental consequences of proposed
development with some impacts to the SCA, offset by a robust mitigation
plan.

The Energy section of the ESEE is essentially irrelevant because there will be
no dams or hydroelectric facilities installed in Camp Creek through the
proposed development,
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704.06 DEVELOPMENT STANDARDS

The applicable standards of this Subsection are outlined above as Conditions of
Approval.

704.07 VEGETATION PRESERVATION REQUIREMENTS

The applicable standards of this Subsection are outlined above as Conditions of
Approval.

704.08 SUBMITTAL REQUIREMENTS

The applicant has provided the necessary submittal materials to proceed with the
application.

704.09 ADMINISTRATION OF SECTION 704

The Standards of this Subsection that pertain to the Approval Period of this Permit and
Time Extensions (not permitted for an SCA Permit) are outlined in the Conditions of
Approval above.

B. Development and grading permits in a Stream Conservation Area
(SCA) shall be reviewed through a Type Il application pursuant to
Section 1307.

Portions of the proposed development are located within the outer areas of a
Stream Conservation Area. Thus, this proposal is being reviewed through a
Type Il application pursuant to Section 1307.

Clackamas County Page 10 of 21
Z0033-23-RSCA



OPEN SPACE & PARKS CONDITIONS OF APPROVAL

The conditions listed are necessary to ensure that approval criteria for this land use

permit are satisfied.

1. The preserved open space in the southerly sector of the site shall be:

A)
B)

0)

D)

Dedicated to the pubilic;

Placed under a legally responsible group, such as a homeowner's
association;

Preserved through conservation easements but maintained by individual
land owners; or

Preserved through some other suitable mechanism acceptable to the

County.

OPEN SPACE & PARKS FINDINGS

The findings below identify the standards and criteria that are relevant to this decision,
state the facts relied upon in rendering the decision, and explain the justification for the

decision.

1011.01 AREA OF APPLICATION

A.

Section 1011 applies to areas generally indicated as Open Space on

Comprehensive Plan Map V-6, North Urban Area Land Use Plan Map,
or on the Mt. Hood Community Plan Map when one or more of the
following open space resources is present:

1.

2.

Willamette River Greenway;

Distinctive urban forests;

Hillsides of more than 20 percent slope;
Areas of confirmed land movement hazard;
Areas of severe erosion or unstable soil;
Areas of high visual sensitivity;

Significant natural areas; and

Other distinctive or unique natural areas, or areas of serious
natural hazard.

The site contains hillsides of more than 20 percent. A Geotechnical Report
(Exhibit J in the submitted application) has been obtained by the applicant to
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address development on the hillsides, and the development on slopes of
between 20 and 35 percent have been separately reviewed under Type | File
No. Z0034-23-SSR. Therefore Section 1011 applies

B. Section 1011 also applies to areas generally indicated as Open Space
on the Mt. Hood Community Plan Map when one or more of the
following open space resources is present:

1. Bodies of water, such as rivers, lakes, or lagoons;

2. Special flood hazard areas, as defined in Section 703,
Floodplain Management District,

3. Land within 100 feet of mean low water of all major rivers and
50 feet of other perennial streams; and

4, Wetlands, including recharge areas.

The site contains wetlands as identified on Government Camp Village Plan
Resource Protection Open Space / Map 10-MH-5, and the applicant has

delineated the wetlands on the site. The delineation has been approved by
DSL under File No. WD # 2022-0607. Therefore Section 1011 continues to

apply.

C. Open space regulated pursuant to Subsection 1011.01(A) or (B) shall
be categorized as follows:
1. High-priority open space is:

a. Land or water necessary to assure a continuous network
of open space (e.g., stream corridor, forested hillside);

b. Land over 35 percent slope;
Confirmed land movement hazard areas;

d. Areas judged to have severe erosion potential due to soil
type, geologic structure, and vegetation;

e. Bodies of water such as rivers, lakes, or lagoons;

f. Wetlands; and

g. Significant natural areas.

Of the items listed above, the site contains wetlands, which are
categorized as High Priority Open Space. Therefore, the site contains
High Priority Open Space.

2. Second-priority open space is:

a. Land greater than 20 percent slope and less than 35
percent slope;
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D.

b. Distinctive urban forests;

C. Land within a special flood hazard area, as defined in
Section 703, or within 25-year flood limits where special
flood hazard areas have not been designated;

d. Land used as a recharge area for wetlands; and
e. Areas of high visual sensitivity.

Of the items listed above, the site contains land greater than 20
percent and less than 35 percent and likely contains recharge areas for
wetlands, which are categorized as Second Priority Open Space.
Therefore, the site contains Second Priority Open Space.

In addition, Subsection 1011.05 applies in Sunnyside Village.

The subject property is not located in Sunnyside Village.

1011.02 DEVELOPMENT STANDARDS AND LIMITATIONS

A.

Site planning and development shall avoid disturbance of identified
open space resources, except as provided in Subsections 1011.02(B)
and (C). Full use should be made of density transfers pursuant to
Section 1012, Lot Size and Density, siting of structures and roads, and
other appropriate means of designing the development around the
open space.

Disturbance of open space resources is limited to Subsections 1011.02(B)
and (C).

B.

High-priority open space shall be preserved outright, except:

1. Development on hillsides over 35 percent slope shall be subject
to Subsection 1002.01(B).

No development is proposed on slopes over 35 percent.

2. Commercial or industrial developments affecting wetlands or
significant natural areas may be allowed, subject to Subsection
1011.03 and when permitted by the U.S. Army Corps of
Engineers and the Oregon Department of State Lands.

The proposed hotel will impact 0.02 acres of wetlands. Subsection
1011.03 is addressed below. The applicant is applying for a Joint
Permit Application (JPA) for impacts to the wetlands that will be
submitted to DSL and the U.S. Army Corps of Engineers.

Second-priority open space shall be preserved to the maximum extent
possible making full use, as necessary, of techniques which reduce the
need for land coverage, and disturbance of open space features.

Clackamas County
Z0033-23-RSCA

Page 13 of 21



Various site plan and development options shall be identified and
applied on a case-by-case basis pursuant to Section 1103, Open
Space Review. Site plan and development techniques may include but
are not limited to:

1. Multistory construction;

2. Elevated pole structures;

3. Understructure parking;

4. Reduction of parking requirements as provided under

Subsection 1015.02(D)(2)(a) and (b);

5. Clustering of buildings;

6. Minimized driveway areas, use of shared driveways and loading
areas;
7. Reduction of road widths or use of one-way roads to

accommodate terrain or other features; and

8. Siting of buildings to maximize transit and pedestrian
orientation.

Some Secondary-Priority Open Space, in the form slopes and wetland
recharge areas shall be impacted by the project. The applicant is proposing
multistory construction, understructure parking and elevated pole structures
for portions of the building. The one proposed building will be clustered in the
northerly sector of the property, preserving and enhancing the majority of the
SCA and wetlands. One driveway is proposed along the easterly frontage.
There are no roads on the site, only a drive aisle, and the siting of the building
will be oriented for pedestrian access and travel. Open Space Review is
addressed below.

D. Satisfying the open space requirement in commercial or industrial
zoning districts may count for up to 60 percent of the minimum
landscaped area standard in Table 1009-1, Minimum Landscaped
Area. Satisfying the open space requirement in residential zoning
districts may count for up to 80 percent of the minimum landscaped
area standard in Table 1009-1 including up to 80 percent of any
outdoor recreational area required by Subsection 1009.08.

The mitigation planting plan for impacts to wetlands and the SCA within the
preserved open space area is being utilized as the majority of the plantings for
the landscaping plan.

E. All open space requirements of Section 1011 shall be met using one or
more of the following options:
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1011.03

These standards are outlined above as Conditions of Approval.

CONFLICT RESOLUTION FOR WETLANDS AND SIGNIFICANT NATURAL
AREAS

High-priority open space wetlands and significant natural areas shall not be
disturbed unless approved through review as a Type Il application pursuant to
Section 1307, Procedures, for a specific commercial or industrial
development plan. Approval shall not be granted unless the following social,
economic, energy, and appropriate environmental considerations are
addressed and satisfied:

A previously noted, the applicant has submitted an ESEE analysis that addresses the
impacts to the 50-ft. Camp Creek SCA under the adopted 1997 ESEE analysis for the
Sandy River Watershed and for the impacts to the High Priority Open Space wetlands
as outlined below.

A. Social: The proposed development would not result in the loss of a
rare, irretrievable, or irreplaceable natural feature or scientific
opportunity, or the disturbance of a substantially unaltered natural
feature or area in or adjacent to the proposed site, unless the benefit to
the public from the proposed use clearly outweighs the public good
from retaining the feature or area.

The applicant’s ESEE notes that the disturbance to the wetlands is minimal,
and is, according to the applicant, necessary for siting the proposed hotel.
The Staff again notes that the mostly undisturbed area containing the wetland
will be improved and enhanced by the planting of roughly 500 native trees
and shrubs. The applicant maintains that the mitigation plan, along with the
details of the development, especially stormwater management and water
quality management, will preserve and potentially improve the functions of the
wetlands and the overall SCA. In a survey of the area, the applicant has not
identified any rare or endangered species. It is, however, conceivable that
with the mitigation, the site may become more suitable for rare or endangered
species, and attract them to the site. The applicant does note that coastal
cutthroat trout are present in Camp Creek. The applicant notes that the
wetlands were determined to have high function regarding amphibian habitat,
fish habitat and temperature regulations. This is especially true of the
wetlands close to Camp Creek that will remain undisturbed. However, again
with the mitigation plan, along with the details of the development, especially
stormwater management and water quality management, it is conceivable
that enhancement of the site would improve the habitat for coastal cutthroat
trout.
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B. Economic:

1. The wetland or significant natural area must be disturbed for
reasonable use of the site and, if not disturbed, the applicant
would be substantially damaged.

2. The use proposed is a benefit to the community and meets a
substantial public need or provides for a public good which
clearly outweighs retention of the wetland or significant natural
area.

The applicant has provided figures for the costs incurred by the applicant thus
far in the process of the development of the site. The applicant also cites the
increase in value of the property if the hotel is developed, and notes the
number of jobs in the hospitality industry that would be created. The applicant
cites portions of the Comprehensive Plan that encourage the establishment of
new business and employment opportunities, consistent with the quality,
community livability and general needs of County residents. The applicant
continues to maintain that while there will be increased economic benefit, the
wetlands and overall SCA will be minimally impacted, and the area will be
enhanced as natural open space through the mitigation and enhancement
plan.

C. Energy:

1. Disturbance of the open space will not require public costs,
including maintenance, due to secondary impacts, or
exacerbate existing conditions.

The proposed disturbance will not incur any public costs due to
secondary impacts. Nor will it exacerbate existing conditions. Instead,
the disturbance of the open space will be fairly minimal, and the
undisturbed area of the open space will be enhanced and improved
through the mitigation plan.

2. The development, as proposed, supports the Comprehensive
Plan policies for energy efficient land use considering such
things as transportation costs, efficient utilization of urban
services, area self-sufficiency, and retention of natural features
which create microclimates conducive to energy efficiency.

The applicant cites several applicable policies of the Natural
Resources & Energy section of the Comprehensive Plan, while noting
that the impacts to the SCA and wetlands are minimal and in the outer
areas away from Camp Creek. The applicant again notes that in the
end the open space area will be enhanced through the mitigation plan,
along with the details of the development, especially stormwater
management and water quality management, and will preserve and
potentially improve the functions of the wetlands and the overall SCA
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Environmental: Disturbance of the wetland or significant natural area
is minimized, as provided under Subsection 1011.02(C), and the
review process and conditions of development pursuant to Section
1103, Open Space Review, and the following conditions are satisfied:

1. Wetlands:

a. The wetland can be altered without substantial adverse
impact upon the character of the area, and function of the
wetland.

b. The wetland does not support rare or endangered
species.

C. Elimination, alteration, or relocation does not significantly

alter water movement, including normal levels or rates of
runoff into and from wetlands.

d. The proposed use or alteration of the wetland is
approved by the U.S. Army Corps of Engineers and the
Oregon Department of State Lands.

Much of the Environmental component of the ESEE has already been
covered through the explanations of the mitigation plan, along with the
details of the development, especially stormwater management and
water quality management that will preserve and potentially improve
the functions of the wetlands and the overall SCA. Again, no rare or
endangered species have been identified on the site. The applicant
has provided a stormwater management plan (Exhibit L in the
submitted application) that treats and detains stormwater to National
Oceanic & Atmospheric Administration Fisheries Standard Local
Operating Procedures for Endangered Species Stormwater
Transportation & Utilities (SLOPES STU) programmatic biological
onion standards. Additionally, no hydrology is being removed from the
system. Again, a JPA has been submitted to DSL and the US Army
Corps of Engineers for review and approval.

2. Significant Natural Areas: A study conducted by a person or
persons with expertise related to the natural features of the site
identified by the County shall be required. The study shall
include:

The site is not in a Significant Natural Area as identified as identified
on Comprehensive Plan Map 3-2.

1011.04 PARK AND EASEMENT DEDICATIONS

No land is proposed to be dedicated as a park or easement.
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1011.05 SUNNYSIDE VILLAGE PARK DESIGN STANDARD

The site is not located in Sunnyside Village
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OPEN SPACE REVIEW CONDITIONS OF APPROVAL

1. General Conditions:

A) Approval of this land use permit is based on the submitted written
narrative and plan(s) received January 19, 2023. No work shall occur
under this permit other than which is specified within these documents. It
shall be the responsibility of the property owner(s) to comply with this
document(s) and the limitation of approval described herein.

B) This Open Space Review approval is valid for four years from the date of
the final written decision. If the County’s final written decision is appealed,
the approval period shall commence on the date of the final appellate
decision. During this four-year period, the approval shall be implemented,
or the approval will become void.

i “Implemented” means all major development permits shall be
obtained and maintained for the approved development, or if no
major development permits are required to complete the
development contemplated by the open space review approval,
“‘implemented” means all other necessary County development
permits (e.g. grading permit, building permit for an accessory
structure) shall be obtained and maintained. A “major development
permit” is:

il. A building or manufactured dwelling placement permit for a new
primary structure that was part of the open space review approval;
or

iil. A permit issued by the County Engineering Division for parking lot
or road improvements required by the open space review approval.
0) If the open space review approval is not implemented within the initial

approval period established by Subsection 1103.03(A), a two-year time
extension may be approved pursuant to Section 1310.

OPEN SPACE REVIEW FINDINGS

1103.01 APPLICABILITY

Section 1103 applies to development that affects an open space resource
described in Section 1011, and shown generally on Comprehensive Plan Map
IV-6, North Urban Area Land Use Plan Map, as Resource Protection, Major
Hazards, or Public and Community Use Open Space.

Section 1103 applies because Subsection 1011.02(C) applies, which requires site plan
and development review pursuant to Section 1103.
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1103.02 PROCEDURE

Open space review shall require a Type Il application pursuant to Section
1307 and shall be subject to the following:

A. The required site analysis and development plans shall be reviewed to
ensure that all Comprehensive Plan policies, Ordinance, and
development standards relevant to the open space resource
designation are being satisfied.

The site analysis and development plans are being reviewed for satisfaction
with Comprehensive Plan policies, Ordinance sections and development
standards relevant to the open space resource designations, under
applications for Design Review, Steep Slope Review and Open Space &
Parks.

B. The probable impact of the proposed development on relevant natural
systems or features, in particular on resources of area-wide
significance, shall be evaluated.

Only the outer areas of the SCA and wetlands are being impacted. There will
be some development on steep slopes in the northerly sector of the property.

C. The potential for conservation easements, public acquisition,
dedication, or any other available means of securing parts of the site
as a park, trail, or other open space resource shall be evaluated.

Subsection 1011.02(E) requires the undisturbed open space areas to be
preserved through Dedication to the public; 2. Placement under a legally
responsible group, such as a homeowner's association; 3. Preservation
through conservation easements but maintained by individual land owners; or
4. Some other suitable mechanism acceptable to the County.

D. Alternative development proposals that better protect the open space
resources through the appropriate use of such techniques as density
transfers, commonwall structures, multistory buildings, parking
structures, under-structure parking, and reduced parking requirements
near transit lines, shall be identified. The intent of this is to assist the
applicant in using the various provisions of the Comprehensive Plan,
Ordinance, and development standards to achieve the best possible
balance of development and open space protection.

As previously noted, the applicant is proposing multistory construction,
understructure parking and elevated pole structures for portions of the
building. The one proposed building will be clustered in the northerly sector of
the property, preserving and enhancing the majority of the SCA and wetlands.
One driveway is proposed along the easterly frontage. There are no roads on
the site, only a drive aisle, and the siting of the building will be oriented for
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pedestrian access and travel. In turn, nearly half of the southerly area of the
site, and the most easterly area of the site will be preserved in open space.

1103.03 APPROVAL PERIOD AND TIME EXTENSION

These standards are outlined above under Conditions of Approval

1103.04 SUBMITTAL REQUIREMENTS

The applicant has provided the sufficient submittal materials.
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RECEIVED

By Ben Blessing at 1:01 pm, 3/1/23

1005.03 — General Site Design Standard

(G) New retail, office, mixed use, and institutional buildings located on major transit streets shall have at
least one public entrance facing a major transit street, or street intersecting a major transit street.

Applicant’s Findings: The application is for a hotel within the Government Camp area. These criteria are
not applicable. (page 29)

The building contains a restaurant which makes the structure a mixed-use facility per County ZDO
definitions. (Section 202.) Therefore, standard is applicable.

1015 - Parking and Loading, 1015.01 — General Standards

(C) Parking and loading requirements for uses and structures not specifically listed in Tables 1015-1,
Automobile Parking Space Requirements; 1015-2, Minimum Required Bicycle Parking Spaces; and 1015-
3, Minimum Required Off-Street Loading Berths shall be subject to the requirements for the most similar
use.

Applicant’s Findings: Table 1015-1 includes minimum vehicular parking for hotels which is the exact use
proposed by the applicant. In accordance with the table, the minimum off-street parking is one space
per unit. In this case, the minimum off-street parking requirement is 47 spaces as the application
includes a hotel with 47 guest units. As demonstrated on the plans, 52 vehicular parking spaces are
provided. (page 54)

I/we contend the building is not a hotel (see below) and it is not clear if they have included the
parking required for the restaurant in their parking total.

1015.04 — Off-Street Loading Standards

(A) No area shall be considered a loading berth unless it can be shown that the area is accessible and
usable for that purpose and has maneuvering area for vehicles.

Applicant’s Findings: The proposed loading areas are accessible and usable for loading and have areas for
maneuvering vehicles. This is demonstrated on the civil plans provided with this submi? al. This criterion
is met. (page 63)

The maneuvering clearances for the loading berths are not shown on the civil plans and if they were it
it may not clear how the size of truck intended to use a loading berth would meet AASHTO standards.

PARKING REQUIREMENTS

1. Application claims project to be an “extended stay hotel”. This term is not defined in the ZDO
definitions but the term “hotel” is.


bblessing
Received


2. As defined by ZDO definitions: HOTEL: A building which is designed or used to offer short-term
lodging for compensation, with or without meals, for six or more people. (Section 202.)

3. The term “extended stay” is a contradiction of the term “short-term” in the County’s definition of
“hotel”.

4. Units that provide cooking and bathing facilities are considered dwelling units. This is not defined
in County ZDO definitions but is often considered an accepted definition in the design profession.

5. As defined by ZDO definitions: DWELLING UNIT: A building, or portion thereof, with one or more
rooms designed for residential occupancy by one family. (Section 202.)

6. As defined by ZDO definitions: DWELLING, MULTIFAMILY: A building that contains five or more
dwelling units. (Section 202.)

7. From ZDO definitions, building is considered a multifamily dwelling. Parking per unit varies from 1
for studio to 1 bedroom units, to 1.25 for 2 bedroom units. (Table 1015-2.)

8. On land above 3,500 feet in elevation, covered parking shall be provided for structures containing
three or more dwelling units. (Table 1015-2, footnote 2.)

9. Parking for the restaurant has not been quantified in the document. Restaurants require 15 parking
stalls per 1000 sf of gross leasable space. (Table 1015-1.)

Fire Apparatus Access Roads:
Code standard: Oregon Fire Code

Design doesn’t appear to meet D104.1, D105.1, D105.2, and D105.3.



1005.03 — General Site Design Standard

(G) New retail, office, mixed use, and institutional buildings located on major transit streets shall have at
least one public entrance facing a major transit street, or street intersecting a major transit street.

Applicant’s Findings: The application is for a hotel within the Government Camp area. These criteria are
not applicable. (page 29)

The building contains a restaurant which makes the structure a mixed-use facility per County ZDO
definitions. (Section zoz.b_Therefore, standard is applicable. _
Staff Response: Staff does not agree the definition of "Mixed Use" is should be applied in a manner that changes the overall use from hotel to mixed use. the restaurant
is an intregal part of the hotel, and is not being opened to the general public as restaurant. the term "mixed use" primarily effects lands in urban commercial zones, set
forth in ZDO Sec. 510, in is generally more applicable to buildings with different uses (e.g. shops on ground floor, offices on second floor, residential on top floors).

1015 - Parking and Loading, 1015.01 — General Standards

(C) Parking and loading requirements for uses and structures not specifically listed in Tables 1015-1,
Automobile Parking Space Requirements; 1015-2, Minimum Required Bicycle Parking Spaces; and 1015-
3, Minimum Required Off-Street Loading Berths shall be subject to the requirements for the most similar
use.

Applicant’s Findings: Table 1015-1 includes minimum vehicular parking for hotels which is the exact use
proposed by the applicant. In accordance with the table, the minimum off-street parking is one space
per unit. In this case, the minimum off-street parking requirement is 47 spaces as the application
includes a hotel with 47 guest units. As demonstrated on the plans, 52 vehicular parking spaces are
provided. (page 54)

I/we contend the building is not a hotel (see below) and it is not clear if they have included the

*The proposed b&%ﬂ'ﬁb"é {cﬁqau%%gl,f\?vhitc'%elsrgsgﬁr%aar? tu's% Itl‘|11 ﬁ{g R/Hh'?grﬁ?@%istrict. As noted in the staff report, eating areas/restaurants
are integral part of the hotel, as, say, a spa or gym may be. As long as the restaurnat is only catering to hotel guests, it is incedental to the
hotel.

1015.04 — Off-Street Loading Standards

(A) No area shall be considered a loading berth unless it can be shown that the area is accessible and
usable for that purpose and has maneuvering area for vehicles.

Applicant’s Findings: The proposed loading areas are accessible and usable for loading and have areas for
maneuvering vehicles. This is demonstrated on the civil plans provided with this submi? al. This criterion
is met. (page 63)

The maneuvering clearances for the loading berths are not shown on the civil plans and if they were it

it may not clear how the size of truck intended to use a loading berth would meet AASHTO standards.
**This comment is understood. County Engineering in their comments dated March 9, 2023, note that passenger manuvering appears to be
sufficient. Civil plan sets will clearly need to show large maneuvering areas are sufficient as a condition of approval, and the applicant has
been advised to ensure those manuevering areas are sufficient

PARKING REQUIREMENTS

1. Application claims project to be an “extended stay hotel”. This term is not defined in the ZDO
definitions but the term “hotel” is.
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2. As defined by ZDO definitions: HOTEL: A building which is designed or used to offer short-term
lodging for compensation, with or without meals, for six or more people. (Section 202.)

3. The term “extended stay” is a contradiction of the term “short-term” in the County’s definition of
“hotel”.

4. Units that provide cooking and bathing facilities are considered dwelling units. This is not defined
in County ZDO definitions but is often considered an accepted definition in the design profession.

5. As defined by ZDO definitions: DWELLING UNIT: A building, or portion thereof, with one or more
rooms designed for residential occupancy by one family. (Section 202.)

6. As defined by ZDO definitions: DWELLING, MULTIFAMILY: A building that contains five or more
dwelling units. (Section 202.)

7. From ZDO definitions, building is considered a multifamily dwelling. Parking per unit varies from 1
for studio to 1 bedroom units, to 1.25 for 2 bedroom units. (Table 1015-2.)

8. On land above 3,500 feet in elevation, covered parking shall be provided for structures containing
three or more dwelling units. (Table 1015-2, footnote 2.)

9. Parking for the restaurant has not been quantified in the document. Restaurants require 15 parking
stalls per 1000 sf of gross leasable space. (Table 1015-1.)

**Staff response to Parking items 1-9: Agree that there is no provisions for "Extended Stay", whatever that may be. Hotels can only be "short stay" as noted in
the definition of hotel in ZDO Sec. 202, and that generally means no stays in excess of 30 days. A condition should be imposed that at no time shall the hotel
be used for long term stays, or for use as a dwelling. Staff does not agree that these are dwelling units. Item #4 does not cite a specific criteria, and it is not
uncommon for hotels to have cooking facilities, especially as the area is centered in a resort location. Items 4-8 are not applicable. In terms of item #9, there is
no cause to calculate a restaurant separately, as it has been stated that the restaurant use is only serving hotel guests.

Fire Apparatus Access Roads:
Code standard: Oregon Fire Code
Design doesn’t appear to meet D104.1, D105.1, D105.2, and D105.3.

*Staff response: The Oregon Fire Code is not reviewed in the ZDO for these specifications. Civil Engineering plans will need to address
Hoodland Fire code/Oregon Fire Code requirements, but these codes cited are not an approval criterion of ZDO.



Department of Transportation
Transportation Region 1

123 NW Flanders St.

Portland, OR 97209-4012

(503) 731-8200

Fax: (503) 731-8259
3/2/23: ODOT #12539

ODOT Response

Project Name: Government Camp Hotel Applicant: Jesus Solis
Jurisdiction: Clackamas County Jurisdiction Case #: Z0032-23
Site Address: Government Camp Loop Rd Legal Description: 03S 08E 24A

Tax Lot(s): 00408

State Highway: Government Camp Loop Rd

The site of this proposed land use action is adjacent to Government Camp Loop Rd. ODOT has
permitting authority for this facility and an interest in ensuring that this proposed land use is
compatible with its safe and efficient operation. Please direct the applicant to the District
Contact indicated below to determine permit requirements and obtain application
information.

COMMENTS/FINDINGS

The applicant proposes to construct a 47-unit boutique hotel with a single access to Government
Camp Loop Rd. An Application for State Highway Approach and Approach Permit is required
for vehicular access to Government Camp Loop Rd. To provide pedestrian facilities along
Government Camp Loop Rd, ODOT recommends the applicant construct a minimum six-foot
wide, at-grade, concrete sidewalk with gutter (no curb). The concrete sidewalk should be set back
one-foot from the property line, within the right-of-way. This will ensure consistency with the
existing Government Camp frontage improvements and with current maintenance practices in the
area. An ODOT permit is required for all work in the State right of way.

All alterations within the State highway right of way are subject to the ODOT Highway Design
Manual (HDM) standards. Alterations along the State highway but outside of ODOT right-of-way
may also be subject to ODOT review pending its potential impact to safe operation of the
highway. If proposed alterations deviate from ODOT standards, a Design Exception Request
must be prepared by a licensed engineer for review by ODOT Technical Services. Preparation of
a Design Exception request does not guarantee its ultimate approval. Until more detailed plans
have been reviewed, ODOT cannot make a determination whether design elements will require a
Design Exception.

Note: Design Exception Requests may take up to 3 months to process.

All ODOT permits and approvals must reach 100% plans before the District Contact will sign-off
on a local jurisdiction building permit, or other necessary requirement prior to construction.

ODOT RECOMMENDED LOCAL CONDITIONS OF APPROVAL

Frontage Improvements

X The applicant shall construct a six-foot wide, at-grade, concrete sidewalk with gutter (no
curb). The concrete sidewalk should be set back one-foot from the property line, within
the right-of-way. Improvements must be consistent with ODOT and ADA standards.

Access to the State Highway




X A State Highway Approach Road Permit from ODOT for access to the state highway for
the proposed use is required. Truck turning templates shall be provided as needed to
ensure vehicles can enter and exit the approach safely. Site access to the state highway is
regulated by OAR 734.51. For application information go to
http://www.oregon.gov/ODOT/HWY/ACCESSMGT/Pages/Application-Forms.aspx.

Note: It may take 2 to 3 months to process a State Highway Approach Road Permit.
Permits and Agreements to Work in State Right of Way

=4 An ODOT Miscellaneous Permit must be obtained for all work in the highway right of
way. When the total value of improvements within the ODOT right of way is estimated to
be $100,000 or more, an agreement with ODOT is required to address the transfer of
ownership of the improvement to ODOT. An Intergovernmental Agreement (IGA) is
required for agreements involving local governments and a Cooperative Improvement
Agreement (CIA) is required for private sector agreements. The agreement shall address
the work standards that must be followed, maintenance responsibilities, and compliance
with ORS 276.071, which includes State of Oregon prevailing wage requirements.

Note: If a CIA is required, it may take up to 6 months to process.

X An ODOT Miscellaneous Permit is required for connection to state highway drainage
facilities. Connection will only be considered if the site’s drainage naturally enters
ODOT right of way. The applicant must provide ODOT District with a preliminary
drainage plan showing impacts to the highway right of way.

A drainage study prepared by an Oregon Registered Professional Engineer is usually

required by ODOT if:

1. Total peak runoff entering the highway right of way is greater than 1.77 cubic feet
per second; or

2. The improvements create an increase of the impervious surface area greater than
10,758 square feet.

Please send a copy of the Notice of Decision including conditions of approval to:
ODOT_R1_DevRev@odot.oregon.gov

Development Review Planner: Marah Danielson 503.731.8258,
marah.b.danielson@odot.oregon.gov

District Contact: Robby Cox d2cap@odot.oregon.gov



http://www.oregon.gov/ODOT/HWY/ACCESSMGT/Pages/Application-Forms.aspx
mailto:ODOT_R1_DevRev@odot.oregon.gov

Memorandum

TO: Ben Blessing, Planning and Zoning

FROM: Development Engineering, Ali Safayi, P.E.

DATE: March9, 2023

RE: Z0032-23-D, Government Camp Hotel
38E24A 00408; Parcel #05012068

Development Engineering staff has reviewed this application and has the following
comments:

Facts and Findings:

The applicant has proposed construction of a 47-unit hotel on the south side of E
Government Camp Loop. The project site is approximately 1.38 acres in area.

The proposed development is subject to the provisions of Clackamas County
Zoning and Development Ordinance (ZDO) Section 1007 pertaining to roads and
connectivity, Section 1015 pertaining to parking and loading, and Water
Environment Services requirements and Roadway Standards Chapter 4 pertaining
to surface water management.

The proposed hotel is located south of the E Government Camp Loop. The
applicant has proposed access onto E Government Camp Loop which is under
ODOT’s jurisdiction. According to county’s ZDO 1007.7.B, developments in
Government Camp that are otherwise consistent with the Comprehensive Plan and
use plan designations and zoning for Government Camp, are not required to submit
a Traffic Impact Study (TIS). Furthermore, ODOT has not required a TIS for this
development. The project site is within Mountain Recreational Resort (MRR)
zoning district.

. The applicant proposes partial road improvements along a portion of the frontage
on E Government Camp Loop consisting of road widening and 6-foot wide
sidewalk. The applicant proposes 31-foot paved half-width, 2-foot mountable
valley curb, 6-foot sidewalk, and 1-foot shoulder. The applicant will need to ensure
the proposed improvements and right-of-way meet the requirements of ODOT. All
permitting and right-of-way donation shall be required and coordinated through
ODOT.

. The applicant will be required to provide adequate on-site circulation for all
vehicles anticipated to use the parking and maneuvering areas. The applicant will
need to demonstrate the site design adequately addresses the turning movements
for large vehicles such as garbage truck, delivery trucks, and emergency service



vehicles within the site. The proposed parking and maneuvering areas appear to
provide adequate access for passenger cars. The plans do not show how the larger
vehicles including garbage truck and emergency service vehicles can turn around
and maneuver through the site. The applicant in addressing the requirements of the
ZDO Section 1021.06 regarding access to the front of solid waste and recyclable
material container pad states that the 45-foot collection dimension does extend to
the shoulder of Government Camp Loop. The applicant shall comply with all the
vehicle access requirements of ZDO Section 1021.06 unless modifications are
approved in compliance ZDO Section 1021.08.

3. Vehicle parking spaces and bicycle parking spaces will be required to meet
minimum ZDO section 1015 and Clackamas Roadway Standards dimensional
requirements.

4. Per Clackamas Roadway Standards Section 240, developments are required to be
served by driveways that provide adequate intersection and stopping sight distance.
Posted speed for E Government Camp Loop is 40 MPH which requires minimum
445 feet of intersection sight distance and 305 feet of stopping sight distance along
this road.

5. The Department of Transportation and Development is the surface water authority
for the proposed project. Surface water management plans in conformance with
Chapter 4 of the Roadway Standards will be required when a10,000 square feet or
more of new or reconstructed impervious surface is proposed outside the UGB; or
when grading or any new or reconstructed impervious surface is proposed or
replaced within 50 feet of a perennial stream, creek, wetland, or lake, or within 10
feet of a property line. The project proposes more than 10,000 square feet of new
impervious surface.

6. Water quality standards require water quality facilities to capture and treat the first
l-inch of stormwater runoff from a 24 hour storm event. When infiltration is
determined to be infeasible, flow control standards require detention system to
reduce the 25 year, 24-hour, post-developed runoff rate to a 2 year, 24-hour pre-
developed discharge rate, and, from the 2 year, 24-hour, post developed runoff rate,
to %2 of the 2-year, 24-hour pre-developed discharge rate.

7. The applicant has submitted a preliminary Surface Water Management Plan in
conjunction with the land use application. Stormwater Management report states
the project disturbs 0.73 acre of land due to the site improvements including
construction of a private parking lot, frontage improvements, and development of
S-story hotel. The applicant’s engineer states stormwater best management
practices (BMP) which include installation of conveyance, detention, and water
quality treatment is presented in the stormwater management report. The engineer
further indicates that the proposed design meets or exceeds Clackamas County
Water Environment Services (WES) and National Marine Fisheries Service
(NFMS) standards.
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8. Water quality treatment will be provided via a vault with 11 StormFilter®
cartridges and 4 StormFilter® catch basins. Infiltration was determined to be
infeasible. An underground detention system is proposed to detain runoff from the
site. The stormwater report indicates that runoff from a portion of the frontage
improvements cannot be collected and conveyed to the new onsite stormwater
facility. The project proposes to account for this portion of undetained runoff by
sizing the onsite detention system to over-detain stormwater onsite such that the
total post-developed runoff meets all detention requirements.

9. The applicant proposes to abandon an existing storm culvert under the E
Government Camp Loop and reroute the runoff via a new 12-inch storm pipe under
the same road. The stormwater improvements within the Government Camp Loop
right-of-way include placement of pipes, a catch basin, and 2 manholes. In addition
to the runoff through the culvert, surface runoff from a portion of the frontage is
collected and day-lighted in an area to the northeast of the site. The final surface
water management plan shall demonstrate that the rerouted and concentrated runoff
will not adversely affect the slopes and properties downstream. The proposed
stormwater conveyance system shall be designed such that the upstream runoff that
currently flows through the culvert is not restricted and the new conveyance system
has adequate capacity to covey this flow. Furthermore, no flows shall exceed the
permitted pre-development flows.

10. East Government Camp Loop is under the jurisdiction of ODOT. Permitting of all
improvements, surface water management, and the proposed stormwater
conveyance system within the ODOT’s right-of-way shall be required and
coordinated through ODOT.

Preface to recommended conditions of approval:

The following items are project requirements from the Department of Transportation and
Development’s Development Engineering Division. These conditions of approval are not
intended to include every engineering requirement necessary for the successful completion
of this project, but are provided to illustrate to the applicant specific details regarding the
required improvements that may prove helpful in determining the cost and scope of the
project. These conditions are based upon the requirements detailed in the County’s
Comprehensive Plan (Comp Plan), the County’s Zoning and Development Ordinance
(ZDO) and the County’s Site Development and Roadway Construction Standards
(Roadway Standards). Additional requirements, beyond those stated in the conditions of
approval, may be required. The applicant may discuss the requirements of the project with
staff at any time.

The requirements specifically required by the Comp Plan and the ZDO cannot be modified
by the Development Engineering Division. However, the requirements detailed in these
conditions of approval, derived from the Roadway Standards, are based upon nationally
accepted standards and engineering judgment and may be modified pursuant to Section
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170 of the Roadway Standards. The applicant is required to provide sufficient justification
to staff in the request. Staff shall determine if a modification is warranted.

Development Engineering recommended conditions of approval:

1))

2)

3)

Applicant shall obtain a Development Permit from the County Engineering Section
prior to the issuance of a Building Permit. The applicant shall pay the minimum
Development Permit fee for commercial development. At the time of this
application the fee structure for commercial developments is $2,000 minimum or
5% of site improvements. Issuance of a Development Permit is dependent upon
the formal approval, by Engineering staff, of a set of plans in compliance with
Clackamas County Roadway Standards Section 140.

a. The permit will be for utilities, driveways, sidewalk, drainage, parking and
maneuvering area, and other site improvements.

b. The applicant shall have an Engineer, registered in the state of Oregon,
design and stamp the construction plans for all required improvements.

Prior to Development Permit issuance the applicant shall submit to Clackamas
County Engineering Office:

a. Written approval from Hoodland Fire District for the planned access,
circulation and water source supply.

b. Written approval from Government Camp Water System District for
adequate water supply to service the development.

c. A copy of the approved Surface Water Management Plan, analyzing the
difference between pre and post development discharge rates and mitigation
of downstream impacts, along with the detention calculations.

d. Written approval from ODOT, in the form of a permit, for access to and all
work within E Government Camp Loop. Permitting of all improvements,
surface water management, and the proposed stormwater conveyance
system within the ODOT’s right-of-way shall be required and coordinated
through ODOT.

e. A signed Developer-Engineer Agreement for Primary inspection services
per Section 180 of the Roadway Standards. The Primary Inspector will be
required provide inspection reports to the County during period of active
construction.

Frontage improvements along E Government Camp Loop shall include:

a. 6-foot wide ADA compliant sidewalk-ADA accessible ramp is required
where connection to existing sidewalk does not exist
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b. A minimum 28-foot wide concrete driveway approach per ODOT
standards. The first 20-feet shall not have a running slope in excess of +
5%.

4) Applicant shall design and construct drainage facilities to serve the building,
parking and maneuvering areas, and the remainder of the site in conformance with
Water Environment Services requirements, and Roadway Standards Chapter four.

5) The final surface water management plan shall demonstrate that the rerouted and
concentrated runoff will not adversely affect the slopes and properties downstream.
The proposed stormwater conveyance system shall be designed such that the
upstream runoff that currently flows through the culvert is not restricted and the
new conveyance system has adequate capacity to covey this flow. Furthermore, no
flows shall exceed the permitted pre-development flows.

6) Applicant shall design and construct a five-foot wide, ADA compliant walkway
from the public right-of-way to the public entrance of each building per ZDO
1005.2. Where the on-site ADA walkway intersects the public sidewalk, there shall
be a minimum 5x5 foot wide landing.

7) Applicant shall install and maintain a 30-inch “STOP” sign, at the driveway exit.
The bottom of the “STOP” sign shall be positioned 7 feet above the surface of the
new sidewalk or pavement.

8) All traffic control devices on private property, located where private driveways
intersect the road shall be installed and maintained by the applicant, and shall meet
standards set forth in the Manual on Uniform Traffic Control Devices and relevant
Oregon supplements.

9) Applicant shall provide and maintain adequate intersection sight distances and
stopping sight distances at the driveway approach intersection with E Government
Camp Loop in accordance with Roadway Standards section 240. Adequate
intersection sight distance for drivers turning left into the site shall also be provided
and maintained. In addition, no plantings at maturity, retaining walls,
embankments, fences or any other objects shall be allowed to obstruct vehicular
sight distance. Posted speed is 40 MPH which requires minimum 445 feet of
intersection sight distance and 305 feet of stopping sight distance.

10) Applicant shall provide adequate on site circulation for the parking and
maneuvering of all vehicles anticipated to use the parking and maneuvering areas.
Loading spaces shall also be afforded adequate maneuvering room. The applicant
shall design and construct on-site parking and maneuvering areas as follows:

a. All parking and circulation areas shall be paved with structural section
minimum requirements of Standard Drawing R100.

b. Applicant shall provide and implement a signing and pavement-marking
plan for onsite parking and circulation. This plan shall be reviewed and
approved by the Engineering section and the local Fire Marshal prior to the
applicant being issued a Development Permit.
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c. The applicant shall show the paths traced by the extremities of the
anticipated large vehicles, including off-tracking, on the site plan to ensure
adequate turning radii are provided for the large vehicles maneuvering on
site and at driveways, including, but not limited to:

1. A minimum of 24 feet of back up maneuvering room for all 90-
degree parking spaces;

ii. The paths traced by the extremities of trucks and emergency
vehicles shall be demonstrated.

d. All vehicular maneuvering shall be onsite with only forward movements
towards the road. The applicant shall comply with the requirements of the
ZDO Section 1021.06 regarding access to the front of solid waste and
recyclable material container pad. The applicant shall comply with all the
vehicle access requirements of ZDO Section 1021.06 unless modifications
are approved in compliance ZDO Section 1021.08.

e. Parking spaces shall meet minimum ZDO section 1015 and Roadway
Standards, Standard Drawing P100/200 dimensional requirements. The
plans shall list the number of parking spaces required and the number of
parking spaces provided. The applicant shall label all compact, carpool,
ADA, and loading berth spaces on the plans.

11) Primary Inspector:

a. The applicant shall enter into a Developer/Engineer Agreement for primary
inspection services per Section 180 of the Roadway Standards. This form
will be provided to the applicant and shall be signed and returned to County
Plans Reviewer.

b. Prior to final occupancy permit, the applicant shall provide a Certificate of
Compliance signed by the Engineer of Record stating all materials and
improvements have been installed per approved plans and manufacture’s
specifications.

12) Prior to the issuance of a building permit, the applicant shall submit to Clackamas
County Engineering Office:

a. Written approval from the Hoodland Fire District for the planned access,
circulation, fire lanes and water source supply. The approval shall be in the
form of site and utility plans stamped and signed by the Fire Marshal.

b. Written approval from ODOT in the form of a permit for all work within
the E Government Camp Loop right-of-way.
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C.

Written approval from Government Camp Water System for adequate water
supply source to serve the development. The approval shall be in the form
of utility plans stamped and signed by the Water District representative.

A set of site improvement construction plans, including a signing and
striping plan, for review, in conformance with Clackamas County Roadway
Standards Section 140, to Clackamas County's Engineering Office and
obtain written approval, in the form of a Development Permit.

13) Prior to Certificate of Occupancy, the development shall meet the requirement set
forth in Section 190 of the Roadway Standards for Substantial Completion
including but not limited to:

a.

- 0oao o

All underground utilities are installed and accepted including franchise
utilities

Paving or final grade has been completed and approved

All Development Permit conditions of approval have been met

Certificate of Compliance has been submitted

Final approval of ODOT permit

Submit, at time of initial paving, electronic as-built plans for all
improvements showing all construction changes, added and deleted items,
location of utilities, etc. A professional engineer, registered in the state of
Oregon, shall stamp and sign as-built plans.
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RECEIVED

By Ben Blessing at 11:51 am, 3/14/23 DAN JOHNSON

To: Ben Blessing

From: Tenille Beseda

Subj: Land Use Comment — Z0032-23 47-Unit Boutique
Hotel Sustainability & Solid Waste Finding and Condition

Finding:

The applicant has proposed a roofed trash and recycling enclosure attached to the building’s
eastside wall with downward sloping landscape to the east of the enclosure. The enclosure is
approximately 12.5’ wide and 15’ deep, constructed of masonry block, set back slightly from the
front of the building, and positioned to be serviced off E Government Camp Loop with limited
on-site maneuverability.

Condition:

Prior to issuance of building permits, the applicant shall submit detailed enclosure plans that
clearly outline a waste and recycling enclosure that meets the requirements specified in ZDO
1021, including, but not limited to, trash and recycling receptacle footprints (at a minimum, two
2yd containers and two roll carts) and acceptable service truck circulation. The applicant shall
work with Clackamas County’s Sustainability & Solid Waste staff to finalize plans that comply
with design standards.

To discuss plans, please contact Sustainability & Solid Waste staff at wasteinfo@clackamas.us,
503.557.6363 (option 7).

Find information about enclosure requirements at www.clackamas.us/recycling/enclosure.html

Find information about the status of your application at accela.clackamas.us/citizenaccess/

p. 503.742.4400 F. 503.742.4272 WWW.CLACKAMAS.US


https://dochub.clackamas.us/documents/drupal/73e5a1d6-5759-4e5a-b40a-3bdcb8cbaec1
https://dochub.clackamas.us/documents/drupal/73e5a1d6-5759-4e5a-b40a-3bdcb8cbaec1
mailto:wasteinfo@clackamas.us?subject=Design%20Review%20Inquiry%20-%20Trash/Recycling%20Enclosure
http://www.clackamas.us/recycling/enclosure.html
https://accela.clackamas.us/citizenaccess/
bblessing
Received


Government Camp Village Design Guidelines Handbook

” '. : .\ .— r | | MM% y | b“lmww : Wl
| SR m | Nz




Acknowledgements

The Design and Sign Standards were developed with and approved by the Government Camp Revitalization Committee:

Duane Bridge
Dave Butt
Lois Duvall
Maryellen Englesby
Maryanne Hill
Edie Howard
Richard Kohnstamm
Dennis Nolder
Ed Rogers
Jerry Schmidt
J.C. Swanson
Nancy Spencer
Charles Wessinger

Prepared by the Clackamas County Development Agency, partially funded through a Community Development Block Grant
Tom VanderZanden, Executive Director
Norm Scott, Policy and Project Development Director
Stefanie Slyman, Project Manager
Kristen Stallman, Illustrator

Government Camp Village Design Guidelines Handbook
February 1993




Table of Contents

Background page
Introducton. .. .ottt it i i e ettt ettt e 1
What does this Handbook do?. . . ... .ot i i et e 2
= ¢ 1A 2
Areas of Application
DesignStandards . .....ooiiiiiiiiiin i it i i i i e it e 3
SignStandards . . ....... ... i i i i e e e 4
Major Design Issues in GovernmentCamp. .. ..... ... .. i, 5-6
Design and Sign Standards and Recommendations
Overview of Mountain Architecture. .. ...........cciiiiriniiniinnennnenan 7
The ROOf. .. ittt it i i i e sren e nanannnnans 8-9
The Base.....ooiiiiiii ittt iieiitenirenensnrarnrannns 10
Entriesand Windows . ... ...ttt iiiiiiiiiiiiiii e 11
Materials and Finishes . .. . ........ ... iiiinin.. 12
Building Siting ... ....ciiiiiiii i i i ittt i 13-14
Covered Walkways ... ..uvveeiinerianininirneeroarenanenoneanasnnannn 15
PUbliC PIazZAS ... .. ittt it i i i st sttt 16-17
SignStandards . ... ... ... i i ieeaeaaeaa 18-19

Govermment Camp Village Design Guidelines Handbook
February 1993




Introduction

Government Camp, with its ideal location in the midst of skiing and summer recreation areas, the historic Barlow Road, and its prox-
imity to Portland, is well-positioned to serve the many visitors to the Mt. Hood area. However, over the past 40 years since the origi-
nal highway was rerouted around Government Camp, it has slowly declined from the thriving ski village it once was. The commetr-
cial area as a whole today has image problems and there is no "sense of place.” Often, people pass through without stopping because
they don't know that they have arrived. Reasons for this include aging buildings, lack of cohesive design, large parcels of undevel-
oped property in the core area, obsolete signage, and an 80 foot wide road that passes through the core commercial area.

The Government Camp Revitalization Committee, a volunteer advisory group to the Clackamas County Board of Commissioners,
recognized that improving the image of Government Camp is essential to revitalization efforts. The committee agreed that a common
design theme was needed to make the area more attractive and compatible with the rustic, mountain environment. A "mountain
village” atmosphere with design standards for mountain architecture, pedestrian amenities, and commercial signage appropriate for
thescaleand design of Government Camp was identified as the theme to help create the "sense of place” it currently lacks.

The design and sign standards and recommendations in this handbook were developed to provide direction for new development, and
major remodels wherever possible. The intent is to ensure that new development helps develop and strengthen the mountain village
atmosphere desired by the community. These guidelines also benefit existing businesses through adjunct sign and facade improve-
ment programs that will provide funding from the urban renewal district to businesses that refurbish their establishments.

The Government Camp Revitalization Committee worked with Clackamas County staff in 19 meetings open to the public to develop
sign and design standards. They were developed from community design work coordinated by the University of Oregon and from re-
search of similar communities. A community meeting was held in Government Camp on January 6, 1993. Public hearings were held
before the Planning Commission on January 25, 1993 and before the the Board of County Commissioners on February 10, 1993, The
Design and Sign Standards were adopted on February 10, 1993,

Design and sign standards are one element in the overall revitalization of Government Camp. The Government Camp Revitalization
Plan, adopted in 1989, outlines a number of projects to be undertaken over the next 15 years to revitalize Government Camp. The
plan includes access and circulation improvements, development of recreational amenities, image improvements, development incen-
tives, and Main Street (Loop Road) improvements.
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What does this Handbook do?

This handbook is a supplement to the Clackamas County Zoning and Development Ordinance as it pertains to Rural Tourist Commer-
cial, Mountain Recreational Resort, and Hoodland Residential property adjacent to the Old Mt. Hood Loop Highway in Government
Camp. It provides the standards for architecture as referred by sections 504.08D and 306.10E of the Zoning and Development Ordi-
nance. This handbook also provides clarification of other design components, coﬂr :EE:& and recommended. With the exception of

commercial sign standards, these standards do not apply to single-family ﬁw?.‘u aﬁ. nance. .Nuou ﬂaMn _Sdnu
w-p multi-

Not all development standards are covered in this handbook and in no way is it a substitute for the requirements of the Zoning and
Development Ordinance.

Terms

Loop Road: This refers to the Old Mt. Hood Loop Highway which serves as the business loop of U.S. Highway 26. It is referred to
as the Loop road in this document. It is also sometimes referred to as Main Street.

Core area: This is the central commercial area of Government Camp on the Loop Road between Wyeast Trail and Church Street and
Little Trail between Olive and Church Streets. This area contains the majority of commercial businesses in Government Camp and
the Barlow Road Marker Plaza.

Rural Tourist Commercial (RTC) district: This commercial zone provides primarily for a variety of retail, office and commercial
uses. A mixture of small-scale uses (commercial, retail, and office) within a single building or complex is encouraged in the RTC
zone.

Mountain Recreational Resort (MRR) district: This classification is designed for small and large scale developments incorporating
a single type or variety of resort housing which is planned and developed as a unit. It allows primarily for multi-farnily residential
structures, hotels, motels, boarding houses, and single-family dwellings.

Hoodland Residential (HR) district: This allows for primarily single-family dwellings. Accessory uses include bed and breakfasts
and guest houses. HR properties adjacent to the Loop Road which erect commercial signage, such as for a bed and breakfast, are
subject to the Government Camp Sign Standards.

Government Camp Village Design Guidelines Handbook
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GOVERNMENT CAMP VILLAGE DESIGN STANDARDS
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3&3 Design Issues in Government Camp

Several design issues were identified as detracting from Government Camp developing into a mountain style village that is astractive
to visitors of all seasons. The design standards and recommendations provide specific measures to address the issues through build-
ing design, architecture, sign standards, and public amenities. Other design issues will be addressed in future projects outlined in the
Government Camp Revitalization Plan.

Issue I: The streeiscape is not conducive to a village atmosphere.
Government Camp would like to achieve a more intimate village atmosphere. A wide road through the center of the core areaisa
barrier to this. The width of the Loop Road is 80 feet. Paving that extends to the front of each building makes the asphalt as wide
as 100 feet in places. This creates a very wide, open area that is not inviting to pedestrians. Compounding this problem is a lack

of delineated walkways, public amenities, or public gathering areas.
Goals:

« Incorporate pedestrian oriented amenities that make the street and buildings more inviting and accessible. Covered walk-
ways and public plazas are two of the requirements to achieve this.

» Decrease the frontyard setback to narrow the distance between building facades on the Loop Road.

» Allow for commonwall construction in the core area to provide a more continuous streetscape and network of covered walk
ways.

» Develop and implement temporary and permanent streetscape designs with the Oregon Departmeat of Transportation.

Government Camp Village Design Guidelines Handbook
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Issue II. There is a lack of ""sense of place."
Visitors to Government Camp's commercial area often drive on through without realizing that they have arrived. This is due, in part,

to a lack of common design, developed properties, or pedestrian activity areas. This image problem detracts from the mountain
village atmosphere visitors expect while in the Mt. Hood area. _

Goals:
» Incorporate a mountain architecture theme to provide a visually cohesive atmosphere.

» Work with existing buildings to improve facades and provide public amenities with funding from Government Camp urban
renewal funds.

* Encourage outdoor uses and activities in plaza areas in the summer.

» Encourage development to incorporate balconies, dormers, decks, and other elements which bring more about more
interaction between the building and the street.

« Incorporate public improvements such as lighting, improved entries to the village, and public signage that strengthens the
identity and image of Government Camp.

Issue IIl. Existing commercial signage is oriented to highway traffic and does not complement the natural setting.
Signage is a prominent feature of commercial establishments. A proliferation of signs, signs that are out of scale, and sign design
that does not complement the natural setting detracts from the village atmosphere intended for Government Camp.

‘ Goals:
» Develop standards for new signagewith a mountain architecture design theme.

» Use sign and sign support materials that complement the rustic, mountain environment.
« Restrict the size, number, and placement of signs to fit the pedestrian scale.

« Provide financial incentives to existing businesses to remove obsolete signage and replace it with new signage.

Govermment Camp Village Design Guidelines Handbook
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Overview of Mountain Architecture

Mountain architecture is the style appropriate for Government Camp and is required for commercial building design in the RTC and
MRR districts. The specific types most suitable are foremost Cascadian, Oregon Rustic, or National Park styles. These styles reflect a
concern for the natural setting and integration of the landscape. They respond to climactic conditions through the physical expression,
constnuction, and materials. Buildings designed in this style harmonize with the forested, mountain setting through natural materials
such as unfinished wood and stone. Premier examples of these styles include Timberline Lodge, Multnomah Falls Lodge, Crater Lake
Lodge, and Cloud Cap Inn on Mount Hood.

The following are characteristics of this architecture style. Specific components are covered in greater %E_ in the following pages
and should be consulted for further clarification and illustration.

Physical Expression:
¢ Clear structural manner and simple form; assymetrical composition
» Expression of substantial structural strength with massive bearing walls at lower levels
» Moderately to steeply pitched roof; gable or hipped
» Tiers of shed dormers, pitched dormers near ridges
+» Openings kept to a minimum and paired if possible
» Avoidance of large areas of uninterrupted glass
» Large stone chimneys

Materials and Finishes:
« Wood, stone, and materials indigenous to the area
+ Finishes are substantial and not highly refined
+ Decorative elements include wood sculpture, metal work, and masonry

Sources:
Government Camp Development Plan, Phase Four. Community Planning Workshop, University of Oregon.
Oregon Style - Architecture from 1840 to the 1950's. Rosalind Clark for the City of Albany.
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The Roof

The roof is an important element of mountain architecture through the sense of protection, both real and perceived, from the heavy,
wet snow found in Government Camp.

* The pitch of the roof is moderate to steep, ranging from 40-60 degrees.
Fiat roofs, mansard roofs, and low-pitched roofs are unacceptable for snow management and aesthetic purposes.

* The shape of the roof is varied. Tiers of shed dormers, pitched dormers near ridges, varied height, and architectural features
such as chimneys, cupolas, and towers break up the roof form.

* Roofing materials not acceptable include non-architectural composition shingles, galvanized metal, or corrugated metal.
Some recommended roofing materials include ribbed metal, shake, or tile.

* Eave lines and major cornice or trim lines should be located below the third story on the Loop Road frontage to bring the
building face down to a pedestrian scale.

» Trim and eave lines should have a substantial appearance. Thin wood trim is not suitable.

* Roof mounted equipment should be concealed from view from the Loop Road. Satellite dishes, antennae, and mechanical
equipment should be planned as part of the roof and be integrated so as not to detract from the roof.
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Eave lines are located below the third story to
bring building face down to a pedestrian scale.

Shape of the roof is varied.

Roof line is broken up with chimneys, cupolas, and towers.
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The Base

The base is a key architectural feature in which buildings respond to the climate and weather. Bases are necessary to protect wooden

building from the wet snow that lasts approximately seven months out of the year. Mouniain design achieves protection from the snow
by incorporating strong, impervious bases around the lower levels of buildings.

* An impervious base is required on the lower portion of buildings with street frontage. This is recommended for all other
surfaces.

* Base materials include stone, stone veneer, and textured or scored concrete used in foundations or as siding.

* The height of a base may vary as determined by the design of the building. Yearly snow fall can reach 10 feet, not including
drifts and stored snow. Base heights should be designed with this in mind, as well as the specific design of the
building.

i

i
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11.
Entries and Windows

Cold winters require protection from the elements. Windows and doors are carefully incorporated into building design to keep cold
winter air out of buildings.

* Windows are used in combinations that avoid large uninterrupted glass areas. Numerous smatl windows with many panes
and dormer windows are appropriate.

* Openings should be kept to a minimum and paired where possible. The location of the openings should not be symmetric or
adhere to any formal pattern, :

» Exterior window trim should relate to the other materials of wood and masonry.

* All entries should be sheltered from the elements using porches, covered walkways, and entry foyers.
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12.
Materials and Finishes

Buildings are constructed of native materials that harmonize with the natural setting. Finishes reflect the rustic environment through
an unfinished, craftsman style. :

» Wood is a primary exterior building material. Unpainted or unfinished wood siding, log construction, unpeeled logs, and
half-round logs applied as siding are all appropriate.

« Stone, particularly basalt, stone veneer, and textured concrete are materials to be incorporated into the exterior.
* Stucco may be used as a secondary material when combined with heavy timber, wood, or stone cladding.

+ Finishes should be substantial and not highly refined. Wood sculpture, metal work, masonry, mosaic, and
fascia paintings are recommended decorative elements.

» No exposed plywood, particle board, plain concrete, cinder block, or grooved T1-11 is permitted.

i}
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13

Building Siting

Buildings and accessary structures should be sited to optimize the pedestrian experience by orienting access to the Loop Road and by
screening activities which detract from it. Siting shouid help to develop a sense of enclosure in the core area.

* Main entrances and pedestrian amenities are located on the Loop Road where there is street frontage on it.
* Front and sideyard setbacks are decreased in the Rural Tourist Commercial area to achieve a better sense of enclosure.

* Sideyard setbacks on the Loop Road may be reduced to zero to allow for common-wall construction and to provide more
continuous covered walkways.

» Loading and delivery are located off of the Loop Road wherever possible.
= Special consideration should be given to screening garbage receptacles, satellite dishes, and equipment from the Loop Road.
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Existing and Proposed setbacks.
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Covered Walkways

Covered walkways in the core area of Government n.niﬁ are essential to the success of creating a village atmosphere and attracting
pedestrians. These provide sheltered walking areas, people gathering places, and opportunities for winter window shopping. Cov-
ered walkways also help to bring a pedestrian scale to the village by providing a lower level structure adjacent to the street.

« Covered walkways are at least 8 feet wide, but do not extend beyond the property line. They cover the facade of the
building on Loop Road or Little Trail frontage. ‘

» A cantilever may serve as the covering for a walkway. Setback to the cantilever is a minimum of 4 feet.

» Walkways should be slightly raised above the roadway to provide a physical separation from the road and to allow
pedestrians an elevated view of the core area.

&! 4' |
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Public Plazas

"People places” are essential to creating a village atmosphere. By providing public plazas with pedestrian amenities businesses can
create gathering areas that appeal 1o visitors to browse, people watch, eat, and rest. As Government Camp continues to draw many
visitors who come 1o the area for summer skiing, outdoor recreation, and sightseeing, these spaces become more critical 1o the suc-

cess of Government Camp as a "people place."

* Plazas are permanent public space in the core commercial area of Government Camp. Where plazas are provided in the core
area, the general 15% landscaping condition is not required.

» Plazas provide public amenities to include seating areas, landscaping, and garbage receptacles. Encouraged amenities in
addition to those required include public art, bike racks, eating areas, and entertainment space.

» Where properties __E_a frontage on the Loop Road, plaza space will be provided that is accessible and visible from the Loop
Road or Little Trail. Plaza space may be located in the sideyard setback where it meets these requirments.

* Plaza surface materials include textured concrete, concrete mixed with aggregate, rock, rock veneer, pavers, bricks, or wood.

* Additional "people places” appropriate for all developments include decks, recessed balconies, and porches.

10" MINIMUM 15" MA X[ MUM

PUBLIC PLAZ A
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Balconies incorporated into building design.
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Public plaza space.
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Sign Standards

Signs are an important component of the appearance of the Loop Road and commercial areas. Many existing businesses have signs
that were designed for highway traffic speeds that no longer occur. Different signage is needed to attract lower traveling speeds and
pedestrians, and fit in the natural setting.

» Signs and support structures complement the rustic, mountain environment of Government Camp through a Cascadian design
theme.

» The sign ordinance for Government Camp addresses the amount, type, size, and placement of commercial signage.

» Types of signs allowed include freestanding or ground mounted, on-building/wall signs, projecting signs, window signs, and
awning/covered walkway signs.

« Sign materials include wood, stone, brick, etched or stained glass, wrought iron, or non-shiny metal.
+ Lighting is indirect and obscured from the pedestrian.
» Signage for businesses with U.S. 26 frontage or visible from it attract business from the highway. They are permitted to have

one larger sign for that purpose. It may be constructured of plastic and be internally lit as long as the mountain design
intent is upheld.’

Government Camp Village Design Guidelines Handbook
L February 1993
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Sign materials include wood, stone, wrought iron. 19.
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Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

NOTICE OF LAND USE APPLICATION IN YOUR AREA

Date of Mailing of this Notice: 02/13/2023

Notice Mailed To: Property owners within 300 feet of the subject property
Community Planning Organizations (CPO)
Interested Agencies

File Number: Z0032-23

Application Type: Design Review

Proposal: A new 47-unit boutique hotel. Two land use applications required: 1) Design
Review, Z0032-23-D, to review site design, building, access, and utility
standards. 2) Stream Conservation Area (SCA)/Open Space Review, Z0033-
23-RSCA, to review impacts to adjacent streams and wetlands.

Applicable Zoning and Development Ordinance (ZDO) Criteria: In order to be approved, this
proposal must comply with ZDO Sections 202, 317, 704, 1001, 1002, 1003, 1005, 1006, 1007,
1009, 1011, 1015,1021, 1102, 1103, 1307. The ZDO criteria for evaluating this application can be
viewed at https://www.clackamas.us/planning/zdo.htmi

Applicant: SOLIS, JESUS

Property Owner: MT HOOD LLC I

Site Address: 0 NO SITUS

ADDRESS, OR
Location: North of Collins Lake south side of Government Camp Loop
Asssessor's Map and Tax 38E24A 00408  Approximate Property Size: 1.38
Lot:

Zoning: MRR-MOUNTAIN RECREATIONAL RESORT

Staff Contact: Benjamin Blessing 503 742 4521 E-mail: BBlessing@clackamas.us



File Number: Z0032-23

Community Planning Organization: The following recognized Community Planning Organization
(CPO) has been notified of this application. This organization may develop a recommendation. You
are welcome to contact the CPO and attend their meeting on this matter, if one is planned.

GOVERNMENT CAMP CPO
NICK RINARD (503) 757-3888
NICKRINARD@YAHOO.COM

If this CPO is currently inactive and you are interested in becoming involved in land use planning in
your area, please contact Clackamas County Community Engagement at 503-655-8751. In some
cases where there is an inactive CPO, a nearby active CPO may review the application. To
determine if that applies to this application, call or email the staff contact.

How to Review this Application: A copy of the application, all documents and evidence
submitted by or on behalf of the applicant, and applicable criteria are available for inspection at no
cost. Copies may be purchased at the rate of $2.00 per page for 8 1/2" x 11" or 11" x 14"
documents, $2.50 per page for 11" x 17” documents, $3.50 per page for 18" x 24" documents and
$0.75 per sq ft with a $5.00 minimum for large format documents. You may view or obtain these
materials:

Online at https://accela.clackamas.us/citizenaccess/. After selecting the Planning tab

enter the file number to search. Select File Number and then select Attachments from the
dropdown list, where you will find the submitted application; or

By emailing or calling the staff contact.

Decision Process: Following the closing of the comment period, a written decision on this
application will be made and a copy will be mailed to you. If you disagree with the decision, you
may appeal to the Land Use Hearings Officer, who will conduct a public hearing. There is a $250
appeal fee.

How to Comment on this Application:

To ensure your comments are considered prior to issuance of the decision, they must be received
within 20 days of the date of this notice. Comments may be submitted by email to the staff contact
or by regular mail to the address at the top of this notice. Please include the file number on all
correspondence, and focus your comments on the approval criteria identified above or other
criteria that you believe apply to the decision.

Comments:

Your Name/Organization Telephone Number

Clackamas County is committed to providing meaningful access and will make reasonable
accommodations, modifications, or provide translation, interpretation or other services
upon request. Please contact us at least three (3) business days before the meeting at 503
-742-4545 or DRenhard@clackamas.us.

éTraduccion e interpretacion? | TpebyeTca A1 Bam YCTHbIN UK MUCbMEHHbIN Nepesoa? |
X3 ? | Can Bién dich hodc Phién dich? | HY == 599



Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

LAND USE APPLICATION
DEEMED COMPLETE

ORIGINAL DATE SUBMITTED: [01/19/23

FILE NUMBER: [Z0032-23-D

APPLICATION TYPE: |DESIGN REVIEW

The Planning and Zoning Division staff deemed this application complete for the purposes of Oregon
Revised Statutes (ORS) 215.427 on: |2/8/2023

Ben Blessing Sr. Planner, CFM
Staff Name Title

Comments:

Check one:

The subject property is located inside an urban growth boundary. The 120-day deadline for
final action on the application pursuant to ORS 215.427(1) is:

The subject property is not located inside an urban growth boundary. The 150-day deadline for
final action on the application pursuant to ORS 215.427(1) is:(7/10/2023




Planning and Zoning
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

Land use application for:

DESIGN REVIEW

Application Fee:

0.384% of construction cost, with $1,340 minimum and $36,835 maximum
(plus $4,030 if Hydrogeologic Review is required)

v Staff Initials:

STAFF USE ONLY :

REC'D 01/19/23
Z0032-23-D :

File Number:

APPLICANT INFORMATION

Applicant name:
Mt. Hood, LLC

Applicant email:
jesus.solis@yoshida.com

Applicant phone:
503-730-1275

Applicant mailing address:
8440NEAlderwoodRd.SuiteA

City:
Portland

State: ZIP:
OR 97220

Contact person name (if other than applicant):
Jesus Solis

Contact person email:
jesus.solis@yoshida.com

Contact person phone:
503-730-1275

Contact person mailing address: City: State: ZIP:
8440 NE Alderwood Rd. Suite A Portland OR 97720
PROPOSAL

Brief description of proposal:
Botique hotel with site improvements

Estimated construction cost:

Pre-application conference
file number:

14,567,000

| ZPAC0039-22

SITE INFORMATION

Mt. Hood, LLC

Site address: Comprehensive Plan designation: Zoning district:
38E24A 00408 Government Camp MRR
Map and tax lot #: Land area:
in- 3S . 8E - 24 . 408
Township: Range: Section: Tax Lot: 1.38 Acres
Township: Range: Section: Tax Lot:
Township: Range: Section: Tax Lot:
Adjacent properties under same ownership:
Township: Range: Section: Tax Lot:
Township: Range: Section: Tax Lot:
Printed names of all property owners: Signatures of all property owners: Date(s):

Applicant signature:

| hereby certify that the statements contained herein, along with the evidence submitted, are in all respects
true and correct to the best of my knowledge.

Date:

Clackamas County

Page 1 of 4
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A.

Complete a pre-application conference:

You must attend a pre-application conference with Planning and Zoning staff before filing this application. Information
about the pre-application conference process and a request form are available from the Planning and Zoning website.

Review applicable land use rules:

This application is subject to the provisions of Section 1102, Design Review of the Clackamas County Zoning and
Development Ordinance (ZDO).

It is also subject to the ZDO'’s definitions, procedures, and other general provisions, as well as to the specific rules of the
subject property’s zoning district and applicable development standards, as outlined in the ZDO.

C.

Turn in all of the following:

Complete application form: Respond to all the questions and requests in this application, and make sure all
owners of the subject property sign the first page of this application. Applications without the signatures of all
property owners are incomplete.

Application fee: The cost of this application is 0.384% of construction cost, with a $1,340 minimum and
$36,835 maximum. Payment can be made by cash, by check payable to “Clackamas County”, or by
credit/debit card with an additional card processing fee using the Credit Card Authorization Form available from
the Planning and Zoning website. Payment is due when the application is submitted. Refer to the FAQs at the
end of this form and to the adopted Fee Schedule for refund policies.

Narrative describing the proposed use and demonstrating compliance with ZDO Section 1000,
Development Standards, and the standards of the applicable zoning district(s)

Engineering geologic study, if required pursuant to ZDO Section 1002, Protection of Natural Features, or
1003, Hazards to Safety

Preliminary statements of feasibility from service providers and a Site Evaluation or Authorization
Notice from the Septic & Onsite Wastewater Program, as applicable and if required pursuant to ZDO
Section 1006, Utilities, Street Lights, Water Supply, Sewage Disposal, Surface Water Management, and
Erosion Control (forms for preliminary statements of feasibility are available at the Planning and Zoning website)

Transportation impact study, if required pursuant to ZDO Section 1007, Roads and Connectivity

Lot size and density calculations showing compliance with ZDO Section 1012, Lot Size and Density, if
applicable to the proposal

Vicinity map: The map must show the location of the subject property in relation to adjacent properties, roads,
bikeways, pedestrian access, utility access, and manmade or natural site features that cross the boundaries of
the subject property.

Existing conditions map: The map must be drawn to a scale of not less than one inch = 50 feet, and must
show all of the following, as listed in ZDO Subsection 1102.02(G):

= Contour lines at two-foot intervals for slopes of 20% or less within an urban growth boundary (UGB);
contour lines at five-foot intervals for slopes exceeding 20% within a UGB; contour lines at 10-foot
intervals outside a UGB; and the source of contour information;

Clackamas County Page 2 of 4 Updated 7/1/2022
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https://dochub.clackamas.us/documents/drupal/8e6b8808-da67-427a-9091-75ab074d8581
https://dochub.clackamas.us/documents/drupal/8e6b8808-da67-427a-9091-75ab074d8581
https://dochub.clackamas.us/documents/drupal/d2fe5fc1-5e18-4f77-9009-5d877e8ea456
https://www.clackamas.us/planning/zdo.html
https://www.clackamas.us/planning/zdo.html
https://dochub.clackamas.us/documents/drupal/e09d4218-b281-44df-a012-910498041208
https://www.clackamas.us/planning/feeschedule.html
https://dochub.clackamas.us/documents/drupal/36596200-b678-4d7f-a6e2-f378418fcfad
https://dochub.clackamas.us/documents/drupal/07453573-7ee6-4b3a-b347-585198ddd54a
http://www.clackamas.us/septic
https://dochub.clackamas.us/documents/drupal/937d5d4d-3601-42ff-9d70-620818e62ee2
https://dochub.clackamas.us/documents/drupal/937d5d4d-3601-42ff-9d70-620818e62ee2
https://dochub.clackamas.us/documents/drupal/937d5d4d-3601-42ff-9d70-620818e62ee2
https://dochub.clackamas.us/documents/drupal/080d123b-be38-45ed-ba09-01a1262c35d7
https://dochub.clackamas.us/documents/drupal/efe029cb-c0a7-4868-a88b-d094b9776dea
https://dochub.clackamas.us/documents/drupal/d7942ce1-0ae1-4a3b-94c9-5fa315b516b4
https://dochub.clackamas.us/documents/drupal/d2fe5fc1-5e18-4f77-9009-5d877e8ea456

Slope analysis designating portions of the site according to the following slope ranges and identifying
the total land area in each category: zero to 20%, greater than 20% to 35%, greater than 35% to 50%,
and greater than 50%;

Drainage;

Potential hazards to safety, including areas identified as mass movement, flood, soil, or fire hazards
pursuant to ZDO Section 1003;

Natural features, such as rivers, streams, wetlands, underground springs, wildlife habitat, earth
mounds, and large rock outcroppings;

Wooded areas, significant clumps or groves of trees, and specimen conifers, oaks, and other large
deciduous trees (where the site is heavily wooded, an aerial photograph, at a scale of nor more than 1
inch = 400 feet, may be submitted and only those trees that will be affected by the proposed
development need be sited accurately);

Overlay zoning districts regulated by ZDO Section 700, Special Districts;

Noise sources;
Sun and wind exposure;
Significant views;

Structures, impervious surfaces, utilities, onsite wastewater treatment systems, landscaping, driveways
and easements (e.g. access, utility, storm drainage), with notes as to whether these will remain or be
removed, and with dimensions of driveways and easements; and

All of the following that are on or adjacent to the subject property, including dimensions and, if
applicable, names: existing roads, platted unconstructed roads, railroad rights-of-way, bikeways, curbs,
sidewalks, pedestrian pathways, accessways and trails.

[0 Proposed site plan: The map must be drawn to a scale of not less than one inch = 50 feet, and must show all
of the following, as listed in ZDO Subsection 1102.02(H):

Clackamas County

The subject property, including contiguous property under the same ownership as the subject property,
and adjacent properties;

Property lines and dimensions for the subject property (indicate any proposed changes to these)
Natural features to be retained;

Location, dimensions, and names of all existing or platted roads or other public ways, easements, and
railroad rights-of-way on or adjacent to the subject property;

Location of at least one temporary benchmark and spot elevations;

Location and dimensions of structures, impervious surfaces, and utilities, whether proposed or existing
and intended to be retained (for phased developments, include future buildings);

Approximate location and size of storm drainage facilities;

Relation to transit; parking and loading areas, including dimensions and number of individual parking
and load spaces and drive aisles; bicycle racks; walkways; and pedestrian crossings;

Orientation of structures showing windows and doors;

Location and type of lighting;

Service areas for waste disposal, recycling, loading, and delivery;
Location of mail boxes;

Freestanding signs; and

Pedestrian amenities.
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[0 Grading plan: The plan must be drawn to a scale of not less than one inch = 50 feet, and must show the
location and extent of proposed grading, general contour lines, slope ratios, slope stabilization proposals, and
natural resources protection consistent with ZDO Sections 1002 and 1003

[0  Architectural drawings: The drawings must show all of the following, as listed in ZDO Subsection 1102.02(J):

= Building elevations, including any building signs, with identifications of the dimensions, area, color,
materials, and means of illumination of such signs and also identifying and showing dimensions of any
electronic message center or other changeable copy sign areas;

= Building sections;
= Floor plans;
= Color and type of building materials;

= Elevation of freestanding sign(s) identifying the dimensions (including total height and height between
the bottom of the sign and the ground), area, color, materials, and means of illumination, and also
identifying and showing dimensions of any electronic message center or other changeable copy sign
areas; and

= Gross floor area, in square feet, of each structure; floor area ratio, if a minimum floor area ratio
standard applies; and the number of dwellings.

[0  General landscaping plan: The plan must be drawn to a scale of not less than one inch = 50 feet, and must
show the elements required on the proposed site plan and all of the following, as listed in ZDO Subsection

1102.02(K):

= Existing plants and groups and plants proposed;

= Description of soil conditions; plans for soil treatment such as stockpiling of topsoil or addition of soil
amendments; and plant selection requirements relating to soil conditions;

= Erosion controls, including plant materials and soil stabilization, if any;
= Irrigation systems;
= Landscape-related structures such as fences, terraces, decks, patios, shelters, and play areas; and
= Open space and recreational areas and facilities, if applicable.
O Transportation improvement plan: The plan must include proposed cross-sections for roads to be
constructed or improved, including widths of travel lanes, bikeways, sidewalks, curbs, pedestrian pathways, and

landscape strips. Identify the proposed landscape plan for any landscape strips, including street tree types,
size, and location, and identify any proposed dedication of right-of-way.

[0 RCO District and PMU1 site mater plan: If the proposed development is in the Regional Center Office (RCO)
District or a Planned Mixed Use 1 (PMU1) site, include any master plan required by ZDO Subsection

1102.03(B).

[0  OA District master plan: If the proposed development is in the Office Apartment (OA) District, include any
master plan required by ZDO Subsection 1102.03(C).

[0 Mobile vending unit narrative: If the proposed development is for a mobile vending unit that exceeds the
standards for both a level two and a level three mobile vending unit, include a narrative explaining how the
proposal complies with the standards in ZDO Subsection 837.05.

Note: Pursuant to ZDO Subsection 1307.07(C)(2), the Planning Director or designee may
modify the preceding list of submittal requirements. Please consult the information provided in
your pre-application conference.
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FAQs

When is a Design Review permit required?
Approval of a Design Review permit is required by the Zoning and Development Ordinance ZDO) for
any development, redevelopment, expansions, and improvements in commercial and industrial zoning
districts, except for uses approved through a zone change to Neighborhood Commercial (NC) District,
and in the following residential zoning districts:

High Density Residential (HDR)

Medium Density Residential (MR-1)

Medium High Density Residential (MR-2)

Mountain Recreational Resort (MRR), except for detached single-family dwellings,
manufactured homes, and their accessory uses if they are not part of a condominium
development

Planned Medium Density Residential (PMD)

Regional Center High Density Residential (RCHDR)

Special High Density Residential (SHD)

Village Apartment (VA)

Village Townhouse (VTH)

A Design Review permit is also required for specific types of residential development in other residential
zoning districts, and for any other use as required by the Planning Director, the County Hearings Officer,
or the Board of County Commissioners.

What is the permit application process?

Design Review permits are subject to a “Type II” land use application process, as provided for in Section
1307 of the ZDO. Type Il decisions include notice to owners of nearby land, the Community Planning
Organization (if active), service providers (sewer, water, fire, etc.), and affected government agencies.
If the application is approved, the applicant must comply with any conditions of approval identified in
the decision. The application review procedure may be modified, pursuant to Subsection 1102.04(A)
or (B), to include Design Review Committee review and recommendation to the Planning Director prior
to issuance of the Planning Director’s decision. The Planning Director’s decision can be appealed to
the County Land Use Hearings Officer.

What is needed for the County to approve a land use permit?

Applications for Design Review may be permitted after an evaluation by the County of applicable
standards of the ZDO. The applicant is responsible for providing evidence that their proposal does or
can meet those standards. In order to address the standards, the information requested in this
application should be as thorough and complete as possible. A permit will only be approved or denied
after a complete application is received and reviewed. The County approves an application only if it
finds that the proposal meets the standards or can meet the standards with conditions.

Are all the submittal requirements listed in this application necessary?

County Staff, acting under the authority of the Planning Director per ZDO Subsection 1307.07(C)(2),
has the ability to modify the submittal requirements for Design Review such that they are appropriate
to the scope and context of the project. Any modifications to the submittal requirements should be
discussed with Staff and identified through the required pre-application conference. Regardless of
whether the submittal requirements are modified, it remains the applicant’s obligation to demonstrate
that all approval criteria are met
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FAQs continued

How long will it take the County to make a decision about an application?

The County makes every effort to issue a decision on a Type Il land use application within 45 days of
when we deem the application to be complete. State law generally requires a final County decision on
a land use permit application in an urban area within 120 days of the application being deemed
complete, and within 150 days for a land use permit in a rural area, although there are some exceptions.

If an application is submitted and then withdrawn, will a refund be given?

If a submitted Type Il application is withdrawn before it is publicly noticed, 75% of the application fee
paid, or the fee paid minus $250, whichever is less, will be refunded. If a submitted application is
withdrawn after it is publicly noticed, but before a decision is issued, 50% of the application fee paid, or
the fee paid minus $500, whichever is less, will be refunded. No refund will be given after a decision is
issued.

Who can help answer additional questions?

For questions about the County’s land use permit requirements and this application form, contact
Planning and Zoning at 503-742-4500 or zoninginfo@clackamas.us. You can also find information
online at the Planning and Zoning website: www.clackamas.us/planning.

Clackamas County is committed to providing meaningful access and will make reasonable accommodations,
modifications, or provide translation, interpretation or other services upon request. Please contact us at 503-
742-4545 or drenhard@clackamas.us.

503-742-4545: ; Traduccion e interpretacion? | Tpebyetcs nu Bam YCTHbIA UM NMNCbMEHHbIN NepeEBOA?
#1125 01® ? | Can Bién dich hoac Phién dich? | Y = 592
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Exhibit C — Preliminary Statements of Feasibility
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Arial View of Subject Property and Existing Development

Section 1: Property Background and Request

The applicant and property owner are presenting an application for design review approval for
an extended stay hotel. In total, the hotel will have 47 rooms and will be equipped with
amenities such as a small restaurants to serve hotel guests. As detailed on the site plans and
renderings provided within this land use application, some of the parking proposed to be
tucked under the building while some surface parking on the west side of the building will be
exposed. The property is bordered to the north by a strip of land which appears to be under
ownership of a governmental agency. The presence of this property greatly limits the
applicant’s property from having frontage onto Government Camp Loop. In an earlier design of
the site, the vehicular circulation would have allowed the east side of the site to be the
entrance and the west side of the site for exiting. Upon discovery of the government property,
the entire design of the site had to change. Through careful planning, the design team came up
with the design presented within this land use application. The design strikes a balance
between meeting the onsite requirements for parking and vehicular circulation as well as
maintaining the integrity of the site’s natural resources.
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Section 2: Existing Conditions

The development site is approximately 1.38 acres in size and is described as Clackamas County
Assessor Map and Tax Lot 038E24A / 00408.

The site is outside of any incorporate city limits and urban growth boundary. The subject
property is located within Clackamas County and is generally known as Government Camp.

The Comprehensive Plan designations of surrounding properties include:

North: Across E Government Camp Loop; Designation: Government Camp Open Space
Management District (GCOSM)

Designation: Hoodland Residential (HR)

Designation: MRR

Designation: Rural Tourist Commercial (RTC)

Designation: Timber District (TBR)

South: Mountain Recreational Resort (MRR)
East: MRR
West: MRR

The subject property is zoned Mountain Recreational Resort (MRR). Surrounding properties are
zoned as follows:

North: Across E Government Camp Loop, Government Camp Open Space Management District
(GCOSM), Hoodland Residential (HR), Mountain Recreational Resort (MRR), Rural Tourist
Commercial (RTC) and Timber District (TBR).

South: Mountain Recreational Resort (MRR)
East: Mountain Recreational Resort (MRR)
West: Mountain Recreational Resort (MRR)

Section 3: Applicable Zoning Codes
102 Purpose and Scope

102.01 Purpose
102.02 Conformance Required
102.03 Violations and Enforcement

102.04 Interpretation
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102.05 Saving Clause
102.06 Conflicts
103 Zoning Districts
103.01 Zoning District Designation
103.02 Zoning District Boundaries
317 Mountain Recreational Resort (MRR) and Hoodland Residential (HR) Districts
317.02 Applicability
317.03 Uses Permitted
317.04 Dimensional and Building Design Standards
317.05 Development Standard
704 River and Stream Conservation Area
704.01 Purpose
704.03 Area of Application
704.04 River and Stream Setbacks
704.05 Setback Exceptions
704.06 Development Standards
704.07 Vegetation Preservation Requirements
704.08 Submittal Requirements
704.09 Administration of Section 704
1001 General Provisions
1001.02 Applicability
1001.03 General Standards
1002 Protection of Natural Features
1002.01 Hillsides
1002.02 Development Restriction Following Excessive Tree Removal
1002.03 Trees and Wooded Areas
1002.04 River and Streat Corridors

1002.05 Deer and Elk Winter Range
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1002.06 Mount Hood Resource Protection Open Space
1002.07 Significant Natural Areas
1002.08 Significant Landforms and Vegetation
1003 Hazards to Safety
1003.02 Standards and Criteria for Mass Movement Hazard Area Development
1003.03 Standards for Flood Hazard Areas
1003.04 Standards for Soil Hazard Areas
1003.05 Standards for Fire Hazard Areas
1005 Site and Building Design
1005.01 Purpose
1005.02 Applicability
1005.03 General Site Design Standards
1005.04 Building Design
1005.05 Outdoor Lighting
1005.06 Additional Requirements
1005.07 Modifications
1005.13 Government Camp Standards

1006 Utilities, Street Lights, Water Supply, Sewage Disposal, Surface Water Management, and Erosion
Control

1006.01 General Standards

1006.02 Street Lights

1006.03 Water Supply

1006.04 Sanitary Sewer Service

1006.05 Subsurface Sewage Disposal

1006.06 Surface Water Management and Erosion Control

1006.07 Preliminary Statements of Feasibility Exceptions
1009 Landscaping

1009.01 General Provisions
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1009.02 Minimum Area Standards
1009.03 Surface Parking and Loading Area Landscaping
1009.04 Screening and Buffering
1009.05 Scenic Roads
1009.06 Landscaping Strips
1009.07 Fences and Walls
1009.08 Recreational Areas and Facilities
1009.09 Erosion Control
1009.10 Planting and Maintenance
1015 Parking and Loading
1015.01 General Standards
1015.02 Motor Vehicle Parking Area Standards
1015.03 Bicycle Parking Standards
1015.04 Off-Street Loading Standards
1021 Solid Waste and Recyclable Material Collection
1021.01 Applicability
1021.03 General Standards
1021.04 Enclosure and Gate Standards
1021.05 Receptacle Standards
1021.06 Vehicle Access
1021.07 Signs
1021.08 Modifications
1102 Design Review
1102.01 Purpose and Applicability
1102.02 Submittal Requirements
1102.03 Approval Criteria
1102.04 Design Review Committee

1102.05 Approval Period and Time Extension
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Section 4: Findings Applicable to Administrative Procedures

102 — Purpose and Scope
102.01 — Purpose

This Ordinance is enacted to implement the goals and policies of the Clackamas County,
Oregon, Comprehensive Plan (hereinafter referred to as the Comprehensive Plan) and to
provide methods of administration and enforcement of the provisions herein described, as
authorized by Chapter 215 of the Oregon Revised Statutes

102.02 — Conformance Required

Except as herein specified, no land, structure, or premise shall be used or transferred, and no
structure or part thereof shall be located, erected, moved, reconstructed, extended, enlarged,
or altered except in conformity with the regulations herein specified for the zoning district(s) in
which it is located.

Applicant’s Findings: The applicant is proposing land use applications; Design Review, Stream
Conservation Area Review and Steep Slope Review prior to erecting or constructing on the
subject property. The proposed development of a 30-unit hotel with associated site
improvements such as parking, landscaping and recreational areas, as described below,
conforms with regulations of the zoning district. This criterion is met.

102.03 — Violations and Enforcement

The County may enforce violations of this Ordinance as provided for in Chapter 2.07 of the
Clackamas County Code.

Applicant’s Findings: The applicant understands the county has the authority to enforce
violations of this ordinance as provided in Chapter 2.07 of the CCC. To ensure compliance with
all provisions of the code, the applicant is providing responses to each applicable criterion as
listed in Section 3 of this narrative.

102.04 — Interpretation

The provisions of this Ordinance shall be held to be minimum requirements. Where this
Ordinance imposes a greater restriction than is imposed by other provisions of law, rules,
regulations, resolutions, easements, covenants, or other agreements between parties, the
provisions of this Ordinance shall control.

Applicant’s Findings: The applicant understands where conflicts may exist within this code, the
more restrictive code shall apply. As demonstrated throughout this narrative and on the plans
and exhibits provided, the applicant has complied with the more restrictive codes or asked for
an exception where necessary.
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Section 5: Findings Applicable to Design Review

103 — Zoning Districts
103.01 — Zoning District Designation

For the purposes of this Ordinance, the unincorporated territory of Clackamas County, Oregon
(hereinafter referred to as the County) is hereby divided into the zoning districts listed in the
Table of Contents under Sections 300 through 700.

317— Mountain Recreational Resort (MRR) and Hoodland Residential (HR) Districts
317.02 — Applicability

Section 317 applies to land in the Mountain Recreational Resort (MRR) and Hoodland
Residential (HR) Districts.

Applicant’s Findings: The applicant understands the provisions of this section are applicable to
the subject property as it is designated Mountain Recreational Resort (MRR) in accordance with
Clackamas County zoning district maps. As demonstrated, the applicant is complying with the
provisions of Section 317.

317.03 — Uses Permitted

(A) Uses permitted in the MRR and HR Districts are listed in Table 317-1, Permitted Uses in
the MRR and HR Districts. Uses not listed are prohibited, except that in the MRR District,
uses similar to one or more of the listed limited uses may be authorized pursuant to
Section 106, Authorizations of Similar Uses.

Applicant’s Findings: The applicant is seeking approval to develop a hotel on the subject
property which is a “P” permitted primary use within the zone.

(B) As used in Table 317-1:

(1) “P” means the use is a primary use.

(2) “A” means the use is an accessory use.

(3) “L” means the use is a limited use and shall be developed concurrently with or
after a primary use is developed on the same site.

(4) “C” means the use is a conditional use, approval of which is subject to Section
1203, Conditional Uses.

(5) “CPUD” means the use is allowed as a conditional use in a planned unit
development.

(6) “X” means the use is prohibited.

(7) “Type II” means the use requires review of a Type Il application, pursuant to
Section 1307, Procedures.

(8) Numbers in superscript correspond to the notes that follow Table 317-1.
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Applicant’s Findings: The applicant is seeking approval to develop a hotel on the subject
property which is a “P” permitted primary use within the zone.

(C) C. Permitted uses are subject to the applicable provisions of Subsection 317.04,
Dimensional Standards; Subsection 317.05, Development Standard; Section 1000,
Development Standards; and Section 1100, Development Review Process.

Applicant’s Findings: The applicant understands the provisions of this, and other sections of the
Clackamas County Development Code are applicable to the proposed development. The
applicant has compiled all applicable codes within this narrative to demonstrate the proposal is
approvable based on the applicable county standards.

317.04 — Dimensional and Building Design Standards

(A) General: Dimensional and building design standards applicable in the MRR and HR
Districts are listed in Table 317-2, Dimensional and Building Design Standards in the
MRR and HR Districts. As used in Table 317-2, numbers in superscript correspond to the
notes that follow the table.

Applicant’s Findings: The application is subject to the dimensional standards of Table 317-2 for
development within the MRR district. The applicant has demonstrated on the site plans included
all dimensional standards are being met.

Minimum front setback: 15 feet, except 20 feet to garage and carport motor vehicle entries.
However, the subject site is within Government Camp and subtext 1 states the following: In
Government Camp, the minimum front setback is 10 feet, except 20 feet to garage and carport
motor vehicle entries.

As demonstrated on the site plan, the building is setback a minimum of 10-feet along the
frontage of Government Camp Loop which is the front property line. This dimensional standard
is met.

Minimum rear setback: 10 feet. The following subtext is applicable: 3-If the lot line abuts a
national forest, there is no minimum setback. If Note 3 and Note 4 conflict, Note 3 prevails. 4-In
a planned unit development, there are no minimum rear and side setbacks except from rear and
side lot lines on the perimeter of the final plat. 5-Except as established by Note 3, 4, or 6, if a
rear lot line or a side lot line abuts an HR District or abuts a lot in the MRR District developed
with a single-family dwelling or a manufactured home, the applicable minimum setback
standard for a building is based on the height of that building, as follows: 6-The minimum rear
and side setback standards applicable in the HR District apply to detached single-family
dwellings and manufactured homes, as well as to structures that are accessory to such detached
single-family dwellings and manufactured homes. The minimum side setback standard
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applicable in the HR District applies to townhouses, as well as to structures that are accessory to
such townhouses.

The rear property line is the western most line of the subject site as it is opposite the property
line having frontage onto Government Camp Loop. As demonstrated, the applicant is proposing
a setback of almost 12 feet. The subject site does not abut a national forest, eliminating the
applicability of subtext number 3. The proposal is not a planned unit development, eliminating
the applicability of subtext number 4. The rear lot line abuts property designated MRR, but the
abutting property is not developed with a single-family dwelling or a manufactured home,
eliminating the applicability of subtext number 5. This dimensional standard is met.

Minimum side setback: 10 feet. The following subtext is applicable: - If the lot line abuts a
national forest, there is no minimum setback. If Note 3 and Note 4 conflict, Note 3 prevails. 4-In
a planned unit development, there are no minimum rear and side setbacks except from rear and
side lot lines on the perimeter of the final plat. 5-Except as established by Note 3, 4, or 6, if a
rear lot line or a side lot line abuts an HR District or abuts a lot in the MRR District developed
with a single-family dwelling or a manufactured home, the applicable minimum setback
standard for a building is based on the height of that building, as follows: 6-The minimum rear
and side setback standards applicable in the HR District apply to detached single-family
dwellings and manufactured homes, as well as to structures that are accessory to such detached
single-family dwellings and manufactured homes. The minimum side setback standard
applicable in the HR District applies to townhouses, as well as to structures that are accessory to
such townhouses.

The north and south property lines are the side property lines of the subject property. The
property abutting to the north is federal forestry land and in accordance with subtext 3, no
setback is required. As demonstrated on the site plan, the building will abut the property line
with an approximate 5-foot setback. Along the southern portion of the development site, Camp
Creek is present with a 50-foot riparian buffer zone which far exceeds the minimum 10-foot side
setback. This dimensional standard is met.

Maximum lot coverage: None. This dimensional standard is met.

Maximum building height: 40 feet. The following subtext is applicable: 8-The maximum building
height may be increased to 50 feet to accommodate understructure parking. 9-For a hotel in
Government Camp, the maximum building height shall be 70 feet and may be increased to 87.5
feet to accommodate understructure parking or to preserve natural features or views.

The applicant is seeking approval for a hotel use within Government Camp, as demonstrated on
the elevation drawings provided, the height of the proposed hotel is just over 71-feet at its
tallest point. Because of the language in subtext 9, the maximum height of the proposed hotel,
with understructure parking is 87.5 feet. This dimensional standard is met.
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Maximum building separation above 3,500 feet in elevation: 20 feet between buildings with
contiguous snow slide areas.

Government Camp sits at just under 4,000 feet in elevation making this section applicable. The
proposed building will be the only one on site and no accessory structures are proposed.
Additionally, the building will be situated more than 20 feet from structures erected on abutting
properties. This dimensional standard is met.

Maximum building floor space per commercial use: 4,000 square feet, except 8,000 square feet
in Government Camp. The following subtext is applicable: 10-No maximum applies to hotels and
motels; uses authorized under Oregon Statewide Planning Goals 3 and 4; and uses intended to
serve the community and surrounding rural area or the travel needs of people passing through
the area.

As demonstrated in the application materials, the proposal is for a hotel. The hotel will include a
restaurant to serve gusts. In accordance with subtext 10, the square footage of the proposed
restaurant is not limited. This dimensional standard is met.

(B) Modifications: Modifications to the standards in Table 317-2 are established by Sections
800, Special Use Requirements; 903, Setback Exceptions; 904, Height Exceptions; 1012,
Lot Size and Density; 1107, Property Line Adjustments; and 1205, Variances.

Applicant’s Findings: The applicant has met all dimensional and development standards, with
the exception of a small projection into the riparian buffer zone, to which the applicant has
provided a separate ESEE analysis. Because no modifications are being sought by the applicant,
this criterion is not applicable.

317.05 — Development Standard

Any of the following types of dwellings, if permitted in the subject zoning district, may be
platted as condominiums: detached single-family dwellings, attached single family dwellings,
two-family dwellings, three-family dwellings, and multifamily dwellings. In the case of single-
family dwellings, condominium platting supersedes the requirement that each dwelling unit be
on a separate lot of record; however, attached single-family dwellings must be attached at a
wall (as they would be if a lot line separated the dwellings) rather than ceiling to floor.

Applicant’s Findings: The proposal does not include these use types. This criterion is not
applicable.

704— River and Stream Conservation Area
704.01 — Purpose

Section 704 is adopted to:
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(A) Maintain the integrity of the rivers and streams in the County by minimizing erosion,
promoting bank stability, maintaining and enhancing water quality and fish and wildlife
habitat, and preserving scenic quality and recreational potential;

(B) Maintain rivers in their natural state to the maximum extent practicable, thereby
recognizing their natural, scenic, historic, economic, cultural, and recreational qualities;
and

(C) Implement the River Design Plans set forth in Chapter 3 of the Comprehensive Plan.

Applicant’s Findings: The applicant understands the purpose of river and stream conservation
areas. The subject site has a stream present along the south side with a riparian buffer. The
applicant is submitting an ESEE analysis alongside this land use application in order to gain
approval for a small projection into the buffer. The applicant has demonstrated there will be
little environmental impact due to the projection but would have significant economic and social
impacts without the projection. The intent of the stream conservation area is still maintained
even with the proposed projection which is demonstrated within the ESEE analysis provided.

704.03 — Area of Application

(A) Section 704 applies to land that is generally within a quarter mile of the mean high-
water line of the Clackamas, Sandy/Salmon, Molalla/Pudding, Roaring, Tualatin, and Zig
Zag Rivers. These lands are classified as Principal River Conservation Areas and are
identified on Comprehensive Plan Maps lll-1a, Principal River Conservation Area
Clackamas River Design Plan, lll-1b, Principal River Conservation Area Sandy-Salmon
River Design Plan, llI-1c, Principal River Conservation Area Molalla River Design Plan, llI-
1d, Principal River Conservation Area Tualatin River Design Plan, and 1lI-2, Scenic &
Distinctive Resource Areas. The location of these rivers may vary from these maps, if
more specific information is provided.

(B) Section 704 also applies to land that is located within 100 feet of the mean high-water
line of large Type F streams, except principal rivers identified in Subsection 704.03(A),
identified on Water Protection Rule Classification (WPRC) Maps compiled pursuant to
OAR 629-635-000 and adopted as part of the Comprehensive Plan. The location of these
streams may vary from these maps if more specific information is provided. Classified as
Stream Conservation Areas (SCAs), these large streams are designated in the
Comprehensive Plan as those that generally have annual average flows of 10 cubic feet
per second or greater.

(C) Section 704 also applies to land that is located within 70 feet of the mean high-water
line of medium Type F streams, identified on the WPRC Maps. The location of these
streams may vary from these maps if more specific information is provided. Classified as
SCAs, these medium streams are designated in the Comprehensive Plan as those that
generally have annual average flows of greater than two cubic feet per second and less
than 10 cubic feet per second.

Page | 12



(D) Section 704 also applies to land that is located within 50 feet of the mean high-water
line of small Type F streams, identified on the WPRC Maps. The location of these
streams may vary from these maps if more specific information is provided. Classified as
SCAs, these small streams are designated in the Comprehensive Plan as those that
generally have annual average flows of less than two cubic feet per second.

(E) The provisions of Section 704 are in addition to those requirements of the State Scenic
Waterways Act, Omnibus Oregon Wild and Scenic Rivers Act of 1988, and the Federal
Wild and Scenic Rivers Act of 1968. In those areas so designated, the requirements of
the County shall be administered subject to the application requirements of Subsection
704.08 and prevail when they are more restrictive than state and federal standards.

(F) Notwithstanding Subsections 704.03(A) through (E), Section 704 does not apply to land
that is inside the Metropolitan Service District Boundary or the Portland Metropolitan
Urban Growth Boundary, nor does it apply to Oregon Department of Fish and Wildlife,
or other state or federally approved, fish enhancement projects.

Applicant’s Findings: Camp Creek runs through the southern portion of the subject property
making the river and stream conservation area criteria applicable.

704.04 — River and Stream Setbacks

The following minimum setbacks shall apply to structures exceeding 120 square feet or 10 feet
in height:

(A) Structures shall be located a minimum of 100 feet from the mean high-water line of a
principal river. This minimum setback may be increased up to 150 feet from the mean
high-water line to lessen the impact of development. In determining the minimum
setback, the following shall be considered:

(1) The size and design of any proposed structures;

(2) The width of the river;

(3) The topography of the land between the site and the river;

(4) The type and stability of the soils;

(5) The type and density of existing vegetation between the site and the river;
(6) Established recreation areas or areas of public access; and

(7) Visual impact of any structures.

Applicant’s Findings: The development site will be subject to the regulations of a small stream
in accordance with this section. This criterion is not applicable.

(B) Structures shall be located a minimum of 100 feet from the mean high-water line of a
large stream.

Applicant’s Findings: The development site will be subject to the regulations of a small stream
in accordance with this section. This criterion is not applicable.
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(C) Structures shall be located a minimum of 70 feet from the mean high-water line of a
medium stream.

Applicant’s Findings: The development site will be subject to the regulations of a small stream
in accordance with this section. This criterion is not applicable.

(D) Structures shall be located a minimum of 50 feet from the mean high-water line of a
small stream.

Applicant’s Findings: The applicant is proposing a small area of projection where the structure
encroaches into the 50-foot riparian buffer. To allow the encroachment, the applicant has
provided a separate ESEE Analysis for county staff to review. With the exception of the small
encroachment area, the remainder of the structure maintains a minimum 50-foot setback from
the mean high-water line of Camp Creek.

704.05 — Setback Exceptions

(A) The following uses are exempt from the minimum setback standards of Subsection
704.04:
(1) Residential lots of record where lot depth precludes compliance with the setback
standards of Subsection 704.04, provided that:

(a) Structures shall be sited the maximum distance from the mean
high-water line which meets the setback and other standards of
the underlying zoning district; and

(b) The footprint of structures shall not exceed 25 percent of the lot
area;

Applicant’s Findings: The subject property is not a residential lot of record; this criterion is not
applicable.

(2) Repairs, additions, alterations to, or replacement of structures, roadways,
driveways, or other development, which is located closer to a river or stream
than permitted by the setback requirements of Subsection 704.04, provided that
such development does not encroach into the setback any more than the
existing structures, roadways, driveways, or other development;

Applicant’s Findings: The proposal does not include repairs, additions, alterations to, or
replacement of structures, roadways, driveways, or other development, which is located closer
to a river or stream than permitted by the setback requirements of Subsection 704.04. This
criterion is not applicable.

(3) Water dependent uses such as private boat docks, marinas, or boat ramps,
provided that structures shall be muted earth tones and any structure shall be
the minimum size necessary to accommodate the use;
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Applicant’s Findings: The proposal does not include water dependent uses. This criterion is not
applicable.

(4) Uses such as roads, bridges, culverts, pipes, and power lines that are necessary
for crossing streams, provided they do not create barriers to fish movement and
that adverse impacts are mitigated;

Applicant’s Findings: The applicant is not seeking to construct roads, bridges, culverts, pipes,
and power lines that are necessary for crossing streams. This criterion is not applicable.

(5) Water impoundments, diversions, detention and retention facilities, and
hydroelectric facilities; and

Applicant’s Findings: The project does not include water impoundments, diversions, detention
and retention facilities, and hydroelectric facilities. This criterion is not applicable.

(6) Structural, nonstructural, and composite bank stabilization, provided that
structural bank stabilization shall only be approved if:
(a) Structural bank stabilization is required to protect existing
structures;

Applicant’s Findings: There are no existing structures on site. This criterion is not applicable.

(b) Nonstructural bank stabilization will be insufficient to adequately
protect existing structures; and

Applicant’s Findings: There are no existing structures on site. This criterion is not applicable.

(c) The structural bank stabilization will utilize composite bank
stabilization.

Applicant’s Findings: Composite bank stabilization is not appropriate for this application and is
therefore not being proposed. This criterion is not applicable.

(B) In addition to the exemptions listed in Subsection 704.05(A), the minimum setback
standards of Section 704 may be modified for purposes consistent with the adopted
Economic, Social, Environmental, and Energy analyses for the applicable watershed.

Applicant’s Findings: The applicant is seeking approval of their ESEE analysis in accordance with
this section in order to slightly project into the riparian buffer for Camp Creek. The ESEE analysis
is provided within the exhibits of this narrative.

704.06 — Development Standards

(A) The maximum height of a dwelling or a structure accessory to a dwelling shall be 35
feet, if the dwelling or accessory structure can be seen from a principal river.
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Applicant’s Findings: The applicant is not proposing a dwelling. This criterion is not applicable.

(B) Commercial or industrial facilities, such as structures, parking areas, and storage areas
shall comply with Subsection 704.04, and signs shall be screened from view of the
Principal River or Stream Conservation Area by an opaque vegetation buffer. These
facilities shall be subject to design review, pursuant to Section 1102.

Applicant’s Findings: Any signs necessary for the safety of the parking area will meet these
criteria and can be reviewed in detail at the time of building permit.

(C) Subdivisions and partitions shall be designed, where possible, to allow compliance with
Section 704.

Applicant’s Findings: The application does not include a division or reconfiguration of land. This
criterion is not applicable.

704.07 — Vegetation Preservation Requirements

(A) A minimum of 75 percent of the setback area (distance) shall be preserved with native
vegetation.

Applicant’s Findings: As demonstrated on the replanting and landscape plans, setbacks and
natural areas are planned to retain the existing and native vegetation to the greatest extent
meeting this requirement. Additional plantings will be conducive with the existing plant life and
will be placed in a manner which enhances the natural features. This criterion will be met.

(B) Tree cutting and grading shall be prohibited within the buffer or filter strip, with the
following exceptions:

(1) Trees that endanger life or structures may be removed.

(2) Tree cutting and grading may be permitted in conjunction with those uses listed
in Subsections 704.05 and 704.06, to the extent necessary to accommodate
those uses. Disturbed areas that are outside the footprint of structures and other
improvements shall be restored with native vegetation.

(3) Vegetation removal may occur when approved by the Oregon Department of
Fish and Wildlife, upon written notification that such removal is required as part
of a river or stream enhancement project.

Applicant’s Findings: Grading and tree removal within the riparian buffer will only take place
with approval of the applicant’s ESEE analysis to allow such an encroachment. The applicant
anticipates needing other agency review and approval prior to encroachment into the buffer

and development for the site as a whole due to the presence of wetlands. These criteria will be
met.
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(C) Commercial forest activities and harvesting practices outside an urban growth boundary
shall be subject to the Oregon Forest Practices Act. Commercial forest harvesting
activities inside an urban growth boundary shall be reviewed pursuant to the Forest
Policies of the Comprehensive Plan.

Applicant’s Findings: The applicant is not seeking to conduct a commercial harvest of trees. This
criterion is not applicable.

704.08 — Submittal Requirements

In addition to the submittal requirements identified in Subsection 1307.07(C), an application
filed pursuant to Subsection 704.09 shall include:

(A) A site plan showing existing vegetation and development, and locations of proposed
development or tree-cutting activity;

Applicant’s Findings: A site plan including all required elements is provided within the exhibits
of this narrative. This criterion is met.

(B) Elevations of any proposed structures;

Applicant’s Findings: Elevation drawings and renderings are provided within the exhibits of this
narrative. This criterion is met.

(C) Exterior materials list for any proposed structures, including type and colors of siding
and roofing;

Applicant’s Findings: Details regarding material sourcing and proposed colors are provided on
the architectural plans. This criterion is met.

(D) Cross-section of any area within the vegetative buffer or filter strip where grading,
filling, or excavating will occur; and

Applicant’s Findings: Cross sections are included with the plans and documents within the
exhibits portion of this narrative. This criterion is met.

(E) A stream buffer restoration plan showing the location, number, and species of native
trees and vegetation to be planted.

Applicant’s Findings: A complete restoration plan is included with this application submittal for
review and approval by county staff and other permitting agencies. This criterion is met.

704.09 — Administration of Section 704

(A) Development and tree-cutting activities controlled by Section 704 in a Principal River
Conservation Area (PRCA) shall be reviewed to ensure consistency with Section 704.
Proposed developments on lands within 150 feet of the mean high-water line shall be
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reviewed through a Type Il application pursuant to Section 1307. For lands beyond 150
feet of the mean high-water line, notice shall be sent to the U.S. Forest Service and
Bureau of Land Management.

Applicant’s Findings: Tree removal is proposed and necessary for the development of the
subject property. The applicant has included a site plan demonstrating tree removal and grading
limits. The removal proposed is the minimum removal needed to reasonably develop the site
with the proposed hotel.

(B) Development and grading permits in a Stream Conservation Area (SCA) shall be
reviewed through a Type Il application pursuant to Section 1307.

Applicant’s Findings: The applicant is seeking design review approval for a property which may
be subject to a Stream Conservation Area Permit as well. To ensure all requirements are met,
the applicant is including findings to all applicable criteria within this narrative.

(C) Approval of a PRCA or SCA permit is valid for four years from the date of the final
written decision. If the County’s final written decision is appealed, the approval period
shall commence on the date of the final appellate decision. During this four-year period,
the approval shall be implemented, or the approval will become void.

(1) “Implemented” means all major development permits shall be obtained and
maintained, or if no major development permits are required to complete the
development contemplated by the approved PRCA or SCA permit,
“implemented” means all other necessary County development permits (e.g.
grading permit, building permit for an accessory structure) shall be obtained and
maintained.

(a) A “major development permit” is:

(i) A building or manufactured dwelling placement
permit for a new primary structure that was part of
the PRCA or SCA permit approval; or

(ii) A permitissued by the County Engineering Division
for parking lot or road improvements that were
part of the PRCA or SCA permit approval.

Applicant’s Findings: The applicant understands the terms of approval and issuance of a SCA
permit.

(D) D. If the approval of a PRCA permit is not implemented within the initial approval period
established by Subsection 704.09(C), a two-year time extension may be approved
pursuant to Section 1310.

Applicant’s Findings: The applicant understands the provisions surrounding a time extension of
approval.
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1001—- General Provisions
1001.02 — Applicability

(A) Except where a different applicability standard is set forth elsewhere in Section 1000,
Section 1000 applies to partitions; subdivisions; replats; institutional, commercial, and
industrial developments; manufactured dwelling parks; condominiums; multifamily
dwellings; two- and three-family dwellings; and attached single-family dwellings where
three or more dwelling units are attached to one another. Notwithstanding this
provision, level one through three mobile vending units are not subject to Section 1000,
except as set forth in Section 837, Mobile Vending Units. In addition, Section 1009,
Landscaping, does not apply to partitions, subdivisions, and replats.

Applicant’s Findings: The applicant is seeking approval of a design review application for a new
hotel within Government Camp. In accordance with this applicability standard, these criteria
apply as the new hotel will be classified as a commercial development.

(B) Except where a different applicability standard is set forth elsewhere in Section 1000,
the following portions of Section 1000 apply to manufactured dwellings, detached
single-family dwellings, and attached single-family dwellings where two dwelling units
are attached to one another:

(1) Subsection 1002.01, Hillsides;

(2) Subsection 1002.04, River and Stream Corridors;

(3) Subsection 1002.05, Deer and Elk Winter Range;

(4) Subsection 1002.06, Mount Hood Resource Protection Open Space;

(5) Subsection 1002.07, Significant Natural Areas;

(6) Section 1003, Hazards to Safety;

(7) Section 1004, Historic Protection;

(8) Section 1006, Utilities, Street Lights, Water Supply, Sewage Disposal, Surface
Water Management, and Erosion Control;

(9) Subsection 1007.04, Pedestrian and Bicycle Facilities; and

(10) Subsection 1007.08, Fee in Lieu of Construction.

Applicant’s Findings: The applicant is seeking approval of a hotel. This criterion relates to
residential uses and is not applicable.

(C) Subsection 1001.03 applies to all development

Applicant’s Findings: The applicant understands subsection 1001.03 — General Standards
applied to all development.

1001.03 — General Standards
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(A) Redevelopment of a manufactured dwelling park with a different use is subject to
Subsection 825.02.

(B) A building consisting of only a basement shall not be used as a dwelling.

(C) A manufactured dwelling shall not be attached to another dwelling.

(D) A manufactured dwelling shall not be allowed as an accessory structure, except as
permitted by Section 1204, Temporary Permits, or by Section 839, Accessory Dwelling
Units

Applicant’s Findings: The applicant is seeking to develop a vacant property with a hotel. The
proposal does not include any of the scenarios listed in the criteria above. These sections are not
applicable to this proposal.

1002- Protection of Natural Features
1002.01 — Hillsides

(A) Development on slopes greater than or equal to 20 percent and less than or equal to 35
percent—except that for residential development in the RR, MRR, and HR Districts, the
upper limit is 25 percent—shall require review of a Type | application pursuant to
Section 1307, Procedures, and shall be subject to the following standards:

(1) No partition or subdivision shall create any new lot or parcel which cannot be
developed under the provisions of Subsection 1002.01.

Applicant’s Findings: The proposal does not include a land division or reconfiguration. This
criterion is not applicable.

(2) Grading, stripping of vegetation, and lot coverage by structures and impervious
surfaces shall be limited to no more than 30 percent of slopes 20 percent or
greater. Variances to this standard may be granted pursuant to Section 1205,
Variances. A variance shall not be granted unless the proposed development
satisfies the following conditions:

(a) The proposed lot coverage shall not exceed the maximum lot
coverage standard of the zoning district;
(b) The additional lot coverage, grading, or stripping shall not:
(i)  Decrease the stability of the slope;
(ii)  Appreciably increase erosion, sedimentation, or drainage
flow from the property; or
(iii)  Adversely impact high-priority open space as defined in
Section 1011, Open Space and Parks.
(c) Measures shall be employed to minimize grading or filling to
accomplish the development.
(d) Disturbed areas shall be compacted if necessary and re-vegetated
as soon as practical and before the annual wet season.
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Applicant’s Findings: The applicant is not seeking a variance to the steep slope lot coverage
standard. Therefore, these criteria are not applicable.

(3) Buildings shall be clustered to reduce alteration of terrain and provide for
preservation of natural features.

Applicant’s Findings: The applicant is seeking approval of just one building to maximize both
the development potential of the site and preservation of the natural features. This criterion is
met by the proposal.

(4) Creation of building sites through mass pad grading and successive padding or
terracing of building sites shall be avoided.

Applicant’s Findings: The applicant is not proposing to terrace the building site. This criterion is
met.

(5) Roads shall be of minimum width, with grades consistent with County
specifications. One-way streets may be allowed.

Applicant’s Findings: No new roads are proposed with this application. This criterion is not
applicable.

(6) Re-vegetation of all graded areas shall be the responsibility of the developer and
shall occur as soon as feasible following the final grading. Maintenance of the
slopes shall be the responsibility of the developer until the property ownership is
transferred.

Applicant’s Findings: The applicant understands their responsibility in maintaining the sloped
areas of the development site. Re-vegetation and restorative plantings are planned and
proposed. The applicant has included an exhibit demonstrating the proposed restoration. This
criterion is met.

(B) Development on slopes greater than 35 percent—and residential development on
slopes greater than 25 percent in the RR, MRR, and HR Districts—shall require review of
a Type |l application pursuant to Section 1307 and shall be subject to the following
standards:

Applicant’s Findings: This criterion is not applicable as the applicant is proposing a hotel or
commercial development.

(C) Approval of a permit under Subsection 1002.01(A) or (B) is valid for four years from the
date of the final written decision. If the County’s final written decision is appealed, the
approval period shall commence on the date of the final appellate decision. During this
four-year period, the approval shall be implemented, or the approval will become void.
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(1) “Implemented” means all major development permits shall be obtained and
maintained for the approved development, or if no major development permits
are required to complete the development contemplated by the approved
permit, “implemented” means all other necessary County development permits
(e.g. grading permit, building permit for an accessory structure) shall be obtained
and maintained. A “major development permit” is:

(a) A building or manufactured dwelling placement permit for a new
primary structure that was part of the approved development; or

(b) A permit issued by the County Engineering Division for parking lot
or road improvements required by the approved development.

Applicant’s Findings: The applicant understands the provisions related to approval and
implementation.

(D) If the approval of a permit under Subsection 1002.01(B) is not implemented within the
initial approval period established by Subsection 1002.01(C), a two-year time extension
may be approved pursuant to Section 1310, Time Extension.

Applicant’s Findings: The applicant understands the provisions related to a time extension of
the approval should implementation not take place prior to the expiration date.

1002.03 — Trees and Wooded Areas

(A) Existing wooded areas, significant clumps or groves of trees and vegetation, consisting
of conifers, oaks and large deciduous trees, shall be incorporated in the development
plan wherever feasible. The preservation of these natural features shall be balanced
with the needs of the development, but shall not preclude development of the subject
property, or require a reduction in the number of lots or dwelling units that would
otherwise be permitted. Site planning and design techniques which address
incorporation of trees and wooded areas in the development plan include, but are not
limited to, the following:

(1) Sitting of roadways and utility easements to avoid substantial disturbance of
significant clumps or groves of trees;

(2) Preservation of existing trees within rights-of-way and easements when such
trees are suitably located, healthy, and when approved grading allows;

(3) Use of flexible road standards as provided in Subsection 1007.02(B)(3), including
one-way roads or split-level roads, to preserve significant trees and avoid
unnecessary disturbance of terrain;

(4) Retention of specimen trees or clumps of trees in parking area islands or future
landscape areas of the site as provided for in Section 1009, Landscaping.
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(5) Use of wooded areas of the site for recreation, or other low intensity uses, or
structures, not requiring extensive clearing of large trees, grading, or filling
activity which substantially alters the stability or character of the wooded area;

(6) Retention of trees which are necessary to ensure the stability of clumps or
groves of trees considering the type of trees, soil and terrain conditions,
exposure to prevailing winds, and other site-specific considerations;

(7) Use of trees and wooded areas to buffer, screen, or provide transitions between
different or conflicting uses on and off the site;

(8) Use of flexible-lot-size and planned unit development designs to minimize
disturbance of wooded areas;

(9) Siting of uses and structures to utilize the natural microclimates created by
wooded areas and trees to reduce extremes in temperature, provide wind
protection, filter pollutants, and replenish oxygen and moisture to the air; and

(10) Use of other development techniques described in Subsection
1011.02(C).

Applicant’s Findings: Development of this subject property is challenging. From the steep
terrain to the natural features, there are competing interests on this site. Because of these
challenges, the applicant has worked diligently with their design team to develop a plan which
strikes a balance between development and preservation. By tucking almost all of the parking
under the building and increasing the height of the structure, the applicant is minimizing the
sprawl of their building and increasing the preservation of natural areas. The removal proposed
is the very minimum necessary to efficiently develop the site with the proposed hotel use. These
criteria are met.

(B) Trees and wooded areas to be retained shall be protected during site preparation and
construction according to County design and specifications by:

(1) Avoiding disturbance of the roots by grading and filling activity;

(2) Providing for water and air filtration to the roots of trees which will be covered
with impermeable surfaces;

(3) Pruning or topping of trees which will be in parking areas or near buildings, as
necessary, to maintain proper balance between top growth and roots, reduce
windfall potential, and provide adequate vision clearances for safe vehicular
circulation; and

(4) Requiring, if necessary, the advisory expertise of a qualified consulting arborist
or horticulturist both during and after site preparation, and a special
maintenance/management program to provide protection of specified wooded
areas or specimen trees, as recommended by the arborist or horticulturist.
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Applicant’s Findings: All trees to be preserved on site will be protected during construction. The
applicant is aware of root protection zones and will follow all requlations related to excavation
of the site ordered by this code. These criteria will be met.

1002.04 — River and Stream Corridors

The following standards shall apply to land that is outside both the Metropolitan Service District
Boundary and the Portland Metropolitan Urban Growth Boundary.

(A) Developments shall be planned, designed, constructed, and maintained so that:

(1) River and stream corridors are preserved to the maximum extent feasible and
water quality is protected through adequate drainage and erosion control
practices; and

(2) Buffers or filter strips of natural vegetation are retained along all river and
stream banks.

Applicant’s Findings: The applicant included environmental scientists on their development
team to ensure preservation of the riparian corridor was done to the greatest extent feasible.
The applicant is requesting a minor encroachment into the buffer with mitigative efforts in the
form of restoration and replanting. Natural vegetation will be maintained along the Camp Creek
bank within the applicant’s property lines. This criterion will be met.

(B) Except in the case of a river or stream subject to Section 704, River and Stream
Conservation Area, or 705, Willamette River Greenway, the minimum structure setback
from a river or perennial streambed shall be equal to the distance necessary to maintain
or improve upon existing water quality. This distance shall be determined by a site
investigation but will not exceed 150 feet. Investigation shall consider:

(1) Soil types;

(2) Types and amount of vegetative cover;

(3) Bank stability;

(4) Slope of the land abutting the river or stream;

(5) Hazards of flooding;

(6) River or stream character; and 7. Any special Comprehensive Plan designation or
management program.

Applicant’s Findings: The setback required to Camp Creek is 50 feet as confirmed by county staff
in the two pre-application conferences previously held for this application. With the exception of
a very small area, the applicant is maintaining the riparian buffer abutting the creek. The
proposed encroachment will not undermine the integrity of the slope. The applicant has
provided civil drawings which demonstrate this. This criterion is met.
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(C) For water impoundments, diversions, and hydropower facilities, reasonable mitigation
of adverse impacts to fisheries, wildlife, water quality, and flow shall be required
commensurate with the intensity of the proposed use and resulting generating capacity.

Applicant’s Findings: There are no water impoundments, diversions, or hydropower facilities
proposed on this site. This criterion is not applicable.

1002.05 — Deer and Elk Winter Range

Development in deer and elk winter range below 3,000 feet in elevation, as identified on
Comprehensive Plan Map 1lI-2, Scenic and Distinctive Resource Areas, shall be designed to
minimize adverse wildlife impacts.

Applicant’s Findings: In accordance with the Comprehensive Plan Map IlI-2, Scenic and
Distinctive Resource Areas, the subject property is outside the deer and elk winter range. This
criterion is not applicable.

1002.06 — Mount Hood Resource Protection Open Space

Development in areas shown as Resource Protection Open Space on Comprehensive Plan Maps
X-MH-1 through X-MH-3, Resource Protection Open Space, proposed in or within 100 feet of
natural wetlands shall be designed to:

Applicant’s Findings: The development site is not within any Mount Hood Resource Protection
Open Spaces. These criteria are not applicable.

1002.07 — Significant Natural Areas

Five significant natural areas are identified as unique/natural features on Comprehensive Plan
Map lll-2, Scenic & Distinctive Resource Areas. These areas are more specifically referred to as
Williams Lake Bog, the land at Marmot, Multorpor Bog, Delphridge, and Wilhoit Springs. In
these significant natural areas, the following shall be restricted to the extent necessary to
protect the unique or fragile character or features that are the basis for the unique/natural
feature designation: building and road construction, filling and excavation, paving, and tree
removal. Restrictions may be modified pursuant to Subsection 1011.03.

Applicant’s Findings: The Comprehensive Plan Map llI-2 identifies a significant natural area
south of Highway 26, near the subject property but not on the subject property as it falls north
of Highway 26. This criterion is not applicable.

1002.08 — Significant Landforms and Vegetation

Institutional, commercial, and industrial development; multifamily dwellings; and
developments of more than one two- or three-family dwelling shall cluster and modulate
building masses to minimize disturbance of existing significant landforms and vegetation.
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Pursuant to the review procedure required by Section 1102, Design Review, minimum front
setbacks may be reduced or waived to minimize disturbance of natural landforms or
vegetation. If a setback reduction is granted, a program for protection of those landforms and
vegetation during construction, and for long-term maintenance, shall be provided.

Applicant’s Findings: The applicant is not seeking a reduction to setbacks. This criterion is not
applicable.

1005 — Site and Building Design
1005.01 — Purpose

Section 1005 is adopted to ensure sites are developed and buildings designed to:

(A) Efficiently utilize the land used in development, particularly urban land in centers,
corridors, station communities and employment areas;

(B) Create lively, safe, attractive and walkable centers, corridors, station communities,
employment areas and neighborhoods;

(C) Support the use of non-auto modes of transportation, especially pedestrian trips to and
between developments;

(D) Support community interaction by creating lively, safe and attractive public use spaces
within developments and on the street;

(E) Reduce impacts of development on natural features and vegetation;

(F) Utilize opportunities arising from a site’s configuration or natural features;

(G) Encourage use of green building technologies and green site development practices,
energy conservation and use of renewable energy resources;

(H) Design illumination so that dark skies are maintained to the extent possible, balanced
with the lighting needs of safe and functional developments; and

() Accommodate the needs of the users to be located in developments.

Applicant’s Findings: The applicant understands the purpose of the site and building design
standards.

1005.02 — Applicability

Section 1005 applies to institutional, commercial, and industrial development; multifamily
dwellings; and developments of more than one two- or three-family dwelling. Subsections
1005.04 (F) and 1005.12 also apply to attached single-family dwellings. Subsection 1005.12 also
applies to developments of a single two- or three family dwelling.

Applicant’s Findings: The applicant is proposing a hotel within Government Camp which is a
commercial development, triggering the applicability of this section.
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1005.03 — General Site Design Standards
The following site design standards apply:

(A) Where feasible, cluster buildings within single and adjacent developments for efficient
sharing of walkways, on-site vehicular circulation, connections to adjoining sites,
parking, loading, transit-related facilities, plazas, recreation areas, and similar amenities.

Applicant’s Findings: The applicant is proposing just one building on site with most of the
parking tucked underneath. Connections to abutting development sites are impractical and the
site has limited frontage onto Government Camp loop. The applicant meets this standard to the
greatest extent practical.

(B) Where feasible, design the site so that so that the longest building elevations can be
oriented within 20 degrees of true south in order to maximize the south-facing
dimensions.

Applicant’s Findings: As demonstrated, the longest elevation of the building is oriented within
20 degrees of true south, in accordance with this provision. This criterion is met.

(C) Minimum setbacks may be reduced by up to 50 percent as needed to allow improved
solar access when solar panels or other active or passive solar use is incorporated into
the building plan.

Applicant’s Findings: The applicant is not seeking a reduction to any setbacks for the proposed
development. This criterion is not appliable.

(D) A continuous, interconnected on-site walkway system meeting the following standards
shall be provided.

(1) Walkways shall directly connect each building public entrance accessible to the
public to the nearest sidewalk or pedestrian pathway, and to all adjacent streets,
including streets that dead-end at the development or to which the
development is not oriented.

Applicant’s Findings: The subject property abuts Government Camp Loop. A pedestrian
connection is proposed from the building’s main entrance to the street alongside the newly
proposed driveway. This is demonstrated on the plans provided. As applicable, this criterion is
met.

(2) Walkways shall connect each building to outdoor activity areas including parking
lots, transit stops, children’s play areas and plazas.

Applicant’s Findings: There is just one building proposed on the development site. No outdoor
recreation or activity areas are proposed as the development site is not large enough to include
such an area without further disturbing natural features. This criterion is not applicable.
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(3) Walkways shall be illuminated. Separate lighting shall not be required if existing
lighting adequately illuminates the walkway.

Applicant’s Findings: Site lighting design will be reviewed in more detail at the time of building
permit. All walkways will be illuminated in a manner which will enhance the safety of such areas

at night but will not shine or cast glare onto abutting properties or Government Camp Loop. This
criterion will be met.

(4) Walkways shall be constructed with a well-drained, hard-surfaced material or
porous pavement and shall be at least five feet in unobstructed width.

Applicant’s Findings: All walkways will be paved with a minimum width of five feet as required
by this section and shown on the site plan included with this application submittal.

(5) Standards for walkways through vehicular areas:

(a) Walkways crossing driveways, parking areas and loading areas
shall be constructed to be clearly identifiable to motorists through
the use of different paving material, raised elevation, warning
signs or other similar methods.

(b) Where walkways are adjacent to driveways, they shall be
separated by a raised curb, bollards, landscaping or other physical
barrier.

(c) Inside the Portland Metropolitan Urban Growth Boundary (UGB),
if the distance between the building public entrance and street is
75 feet or greater and located adjacent to a driveway orin a
parking lot, the walkway shall be raised, with curbs, a minimum
four-foot-wide landscape strip and shade trees planted a
maximum of 30 feet on center.

(d) The exclusive use of a painted crossing zone to make walkways
identifiable to motorists may be used only for portions of
walkways which are shorter than 30 feet and located across
driveways, parking lots, or loading areas.

(e) Walkways bordering parking spaces shall be at least seven feet
wide or a minimum of five feet wide when concrete bumpers,
bollards, curbing, landscaping, or other similar improvements are
provided which prevent parked vehicles or opening doors from
obstructing the walkway.

Applicant’s Findings: Raised walkways or wheel stops will be provided for the protection of
pedestrians utilizing walkways abutting the parking area. The walkways will be a minimum of 5
feet in width and will be provided in conjunction with other protection measures. As applicable,
these criteria are met by the proposal.
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(6) The interconnected onsite walkway system shall connect to walkways in
adjacent developments, or stub to the adjacent property line if the adjacent land
is vacant or is developed without walkways.

(a) Walkway stubs shall be located in consideration of topography
and eventual redevelopment of the adjacent property.

(b) Notwithstanding the remainder of Subsection 1005.03(D)(6),
walkway linkages to adjacent development shall not be required
within industrial developments, to industrial developments, or to
vacant industrially zoned land.

Applicant’s Findings: The subject site abuts properties which are either fully developed or are
across riparian buffers. Connecting pedestrian walkways to abutting properties is impractical in
this case as the topography and natural features will not allow it. This criterion is not applicable.

(E) Inside the UGB, except for industrial developments, a minimum of 50 percent of the
street frontage of the development site shall have buildings located at the minimum
front yard depth line.

Applicant’s Findings: The subject property falls outside the UGB. These criteria are not
applicable.

(F) Inside the UGB, parking lots larger than three acres in size shall be built with major on-
site vehicular circulation ways that include raised walkways with curbs, a minimum four-
foot-wide landscape strip and shade trees planted a maximum of 30 feet on center.

Applicant’s Findings: The subject property falls outside the UGB. This criterion is not applicable.

(G) New retail, office, mixed use, and institutional buildings located on major transit streets
shall have at least one public entrance facing a major transit street, or street
intersecting a major transit street.

Applicant’s Findings: The application is for a hotel within the Government Camp area. These
criteria are not applicable.

(H) New retail, office, mixed use, multifamily, and institutional buildings located at a major
transit stop shall be set back a maximum of 20 feet from at least one of the following:
the major transit stop, the major transit street or an intersecting street, or a pedestrian
plaza at the major transit stop or a street intersection.

Applicant’s Findings: The application is for a hotel within the Government Camp area. These
criteria are not applicable.

(I) Inthe PMU District, there shall be no vehicular parking or circulation within the front
yard setback.
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Applicant’s Findings: The application is for a hotel within the Government Camp area. This
criterion is not applicable.

(J) In the OC District the design and siting of structures shall control public access points
into office buildings, utilizing a central lobby design, entrance courtyard, internal
pedestrian walkway or mall, or similar designs that protect business/professional uses
from the disturbances of direct public access.

Applicant’s Findings: The application is for a hotel within the Government Camp area. This
criterion is not applicable.

(K) Where a minimum floor area ratio (FAR) is required by the standards of the applicable
zoning district, it shall be calculated as follows:

Applicant’s Findings: The MRR district does not identify a minimum floor area ratio. These
criteria are not applicable.

(L) The following standards apply in the HDR, RCHDR, and SHD Districts:

(1) The minimum distance on a north-south axis between any building and a site
area line north of said building shall be the horizontal distance calculated by
drawing a 60-degree angle line from the top of the structure to the natural
ground elevation north of the structure. For purposes of this provision, the "top
of the structure" shall be that part of projection of the structure which first
intersects a 60-degree angle line projecting toward the ground north of the
building. (See Figure 1005-0.) This provision shall be modified as follows:

Applicant’s Findings: The development site falls within the MRR district. These criteria are not
applicable.

1005.04 — Building Design

(A) The following standards apply to building facades visible from a public or private street
or accessway and to all building facades where the primary entrance is located.

(1) Building facades shall be developed with architectural relief, variety and visual
interest and shall avoid the effect of a single, long or massive wall with no
relation to human size. Examples of elements that subdivide the wall: change in
plane, texture, masonry pattern or color, or windows.

Applicant’s Findings: Included with this application submittal are architectural elevations and
renderings which depict to great detail the proposed building design. As demonstrated on the
plans and renderings, differing materials will clad the building providing highlights and breaking
up mass. Balconies are proposed which are recessed from the face of the structure and
architectural features which humanize the scale of the building. Differentiated roof lines with
peaks and eves break up the roof span. A belly band breaks up the first floor from the upper
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floors bringing the building back down to human scale. And finally, the architect has
incorporated as many windows as possible to flood the hotel with natural light and take
advantage of the expansive views. This criterion is met by the proposal.

(2) Building facades shall have particular architectural emphasis at entrances and
along sidewalks and walkways.

Applicant’s Findings: The drawings and renderings demonstrate the articulation of the entrance
to the hotel and the walkway. A shed style roof is planned alongside a pop-out with a peaked
awning over the main entrance doors. The architect has masterfully designed the entrance and
it stands out from the remainder of the building. This criterion is met.

(3) Provide visual interest through use of articulation, placement and design of
windows and entrances, building trim, detailing, ornamentation, planters or
modulating building masses.

Applicant’s Findings: The applicant’s architect has carefully curated the design of the proposed
hotel. Front facades are articulated to break up building mass, windows and doors are placed in
a manner which provide symmetry and repetition while also breaking up the fa¢ade of the
building, extended eves and detailed trim work enhance the ornateness and elegance of the
design. In a special touch, planter boxes are proposed along the buildings front street facing
facade enhancing visual interest and softening the building through use of organic material.
This criterion is met.

(4) Utilize human scale, and proportion and rhythm in the design and placement of
architectural features.

Applicant’s Findings: The human scale of the building starts at the entrance. The applicant’s
architect brought a roof structure down to the pedestrian level which provides for an
architecturally defined and cozy entrance to the hotel. Lighting and plantings will further
enhance the entrance and soften the building. Additionally, the ground floor is differentiated
from the upper floors because it is cladded in stone and capped with a belly band at the first
floor. The balconies are little private recessed coves along the north elevation of the building
and are trimmed out ornately adding interest and charm. As shown on the renderings provided,
the details of the building are thoughtfully designed to minimize bulk and mass, and all together
creates rhythm in the design. This criterion is met.

(5) Use architectural features which are consistent with the proposed use of the
building, level and exposure to public view, exposure to natural elements, and
ease of maintenance.

Applicant’s Findings: Maintenance and exposure to the elements were considered when the
architect sourced exterior materials for the proposed building. Additionally, the building design
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compliments the aesthetic of the other developments within Government Camp. This criterion is
met.

(6) When uses between ground-level spaces and upper stories differ, provide
differentiation through use of bays or balconies for upper stories, and awnings,
canopies, trim and other similar treatments for lower levels.

Applicant’s Findings: The building is not mixed use however, the main level is differentiated
from the floors above with the use of materials, trim, balconies, roofs, and articulation.

(B) Requirements for building entries:
(1) Public entries shall be clearly defined, highly visible and sheltered with an
overhang or other architectural feature, with a depth of at least four feet.

Applicant’s Findings: As demonstrated on the elevation drawings and the rendering provided,
the main entrance to the hotel is clearly defined through a differentiated roof at a pedestrian
scale as well as materials and colors. The main entrance to the hotel is clearly distinguished
from the rest of the building and is highly visible. This criterion is met.

(2) Commercial, mixed-use and institutional buildings sited to comply with
1005.03(E) shall have public entries that face streets and are open to the public
during all business hours.

Applicant’s Findings: The subject site is outside the UGB and not subject to the provisions of
1005.03(E). This criterion is not applicable.

(C) The street-facing facade of commercial, mixed-use and institutional buildings sited to
comply with 1005.03(E) shall meet the following requirements:

Applicant’s Findings: The subject site is outside the UGB and not subject to the provisions of
1005.03(E). These criteria are not applicable.

(D) Requirements for roof design:
(1) For buildings with pitched roofs:
(a) Eaves shall overhang at least 24 inches.

Applicant’s Findings: As demonstrated on the plans provided, roof eaves where the roof is
proposed to be pitched will overhand a minimum of 24 inches in conformation with this section.
This criterion will be met.

(b) Roof vents shall be placed on the roof plane opposite the primary
street.

Applicant’s Findings: Roof vents will be placed on the portions of the building opposite
Government Camp Loop in accordance with this section. This criterion will be met.

Page | 32



(2) For buildings other than industrial buildings, with flat roofs or without visible
roof surfaces, a cornice or other architectural treatment shall be used to provide
visual interest at the top of the building.

Applicant’s Findings: A flat roof is not proposed. Therefore, this criterion is not applicable.

(E) Requirements for exterior building materials:

(1) Use architectural style, concepts, colors, materials and other features that are
compatible with the neighborhood’s intended visual identity.

(2) Building materials shall be durable and consistent with the proposed use of the
building, level and exposure to public view, exposure to natural elements, and
ease of maintenance.

(3) Walls shall be surfaced with brick, tile, masonry, stucco, stone or synthetic
equivalent, pre-cast masonry, gypsum reinforced fiber concrete, wood lap siding,
architecturally treated concrete, glass, wood, metal, or a combination of these
materials.

(4) The surfaces of metal exterior building materials that are subject to rust or
corrosion shall be coated to inhibit such rust and corrosion, and the surfaces of
metal exterior building materials with rust or corrosion shall be stabilized and
coated to inhibit future rust and corrosion.

Applicant’s Findings: The exterior building materials were sourced by the applicant’s architect.
The materials proposed are consistent with the applicant and architect’s vision for the proposed
hotel development and also comply with the provisions of this section. The materials proposed
are clearly called out within the architectural drawings provided with this application materials.
These criteria are met.

(F) Additional building design requirements for multifamily dwellings, two- and three-family
dwellings, and attached single-family dwellings:

Applicant’s Findings: The proposal is for a hotel, not a multifamily dwelling. These criteria are
not applicable.

(G) Requirements to increase safety and surveillance:

Applicant’s Findings: The proposal will not require increases to safety and surveillance and the
proposed use is a hotel. This criterion is not applicable.

(H) Solar access requirements:
Applicant’s Findings: Solar power is not proposed; therefore this criterion is not applicable.

(I) Requirements for compatibility with the intent of the design type or with the surrounding area.
For purposes of Subsection 1005.04(l), design types are Centers, Station Communities or
Corridor Streets as identified on Comprehensive Plan Map V-8, Urban Growth Concept; X-CRC-
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1, Clackamas Regional Center Area Design Plan, Regional Center, Corridors and Station
Community; X-SC-1, Sunnyside Corridor Community Plan, Community Plan Area and Corridor
Design Type Location; or X-MC-1, McLoughlin Corridor Design Plan, Design Plan Area. The intent
of these design types is stated in Chapter 4 or 10 of the Comprehensive Plan.

Applicant’s Findings: The applicant understands the requirements for compatibility with the
intent of overarching plans and design standards. Every effort has been made to meet these
requirements. This criterion is met.

(J) Requirements for screening mechanical equipment:

(1)

(2)

(3)

Rooftop mechanical equipment, except for solar energy systems, shall be
screened from view by the use of parapet walls or a sight-obscuring enclosure
around the equipment. The screen shall be constructed of one of the primary
materials used on the primary facades and shall be an integral part of the
building’s architectural design.

Ground mounted mechanical equipment shall be located away from the
intersection of two public streets to the extent practicable, and shall be screened
by ornamental fences, screening enclosures, or landscaping that blocks at least
80% of the view.

Wall mounted mechanical equipment shall not be placed on the front of a
building or on a fagade that faces a street. Wall mounted mechanical equipment
that extends six inches or more from the outer building wall shall be screened
from view from the streets; from residential, public, and institutional properties;
and from public areas of the site or adjacent sites through one of the screening
techniques used in 1005.04(J)(1) or (2).

Applicant’s Findings: All exterior mechanical equipment will be screened or made not visible to
the public utilizing methods outlined in this section. These criteria will be met.

(K) Requirements for specialized structures in industrial zoning districts:

Applicant’s Findings: The applicant is seeking approval of a hotel within the MRR district. This
criterion is not applicable

(L) Facades in the OA District: In the OA District, facades are subject to the following
standards:

Applicant’s Findings: The applicant is seeking approval of a hotel within the MRR district. This
criterion is not applicable.

1005.05 — Outdoor Lighting

(A) Outdoor lighting devices:
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(1) Shall be architecturally integrated with the character of the associated
structures, site design and landscape.

(2) Shall not direct light skyward.

(3) Shall direct downward and shield light; or direct light specifically toward walls,
landscape elements or other similar features, so that light is directed within the
boundaries of the subject property;

(4) Shall be suitable for the use they serve, e.g. bollard lights along walkways, pole
mounted lights for parking lots;

(5) Shall be compatible with the scale and intensity of uses they are serving. Height
of pole mounted fixtures shall not exceed 25 feet or the height of the tallest
structure onsite, whichever is less; and

(6) At entrances shall be glare-free. Entrance lighting may not exceed a height of 12
feet and must be directed downward.

Applicant’s Findings: The exterior lighting design is being prepared by the applicant’s architect.
The lighting will be placed in a manner to enhance the architectural features of the proposed
building, enhance landscaped areas, and increase safety. The lighting will also take into
consideration these criteria such as: not directing light toward the sky, casting light or glare
onto abutting developments or streets, as well as not exceeding height limitations outlined here.
The applicant will provide a full lighting plan and details at the time of building application.
These criteria will be met.

(B) The following are exempt from Subsection 1005.05(A):
(1) Temporary lights used for holiday decorations;

Applicant’s Findings: The applicant understands holiday lights would be a temporary
application and are exempt from the provisions of subsection 1005.05(A).

(2) Streetlights regulated in Section 1006, Utilities, Street Lights, Water Supply,
Sewage Disposal, Surface Water Management, and Erosion Control; and

Applicant’s Findings: The applicant understands streetlights are requlated under a different
section of the code.

(3) Lighting associated with outdoor recreation uses such as ball fields or tennis
courts.

Applicant’s Findings: The development doesn’t include recreational sites outdoors. This criterion
is not applicable.

1005.06 — Additional Requirements
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Development shall comply with a minimum of one of the following techniques per 20,000
square feet of site area. Regardless of site size, a minimum of one and a maximum of five
techniques are required. Partial site area numbers shall be rounded.

Applicant’s Findings: The development site is approximately 1.38 acres or 60,112 square feet
which requires implementation of at least three of the following techniques. As demonstrated,
the applicant is implementing techniques (G), (Q), and (S). This criterion is met.

(A) Install a solar energy system in the development.

(B) Use passive solar heating or cooling techniques to reduce energy consumption.
Examples of techniques:

(1) Modulate building masses to maximize solar access.

(2) For developments with more than one structure, locate taller structures to
minimize negative impacts on solar access for the development site and adjacent
sites.

(3) Locate buildings to maximize windbreaks.

(4) Locate structures and landscaping to avoid winter shading on the south side and
optimize summer shading on the west and southwest sides of buildings.

(5) Utilize deciduous trees to provide summer shade and allow winter sun.

(6) Utilize deciduous vines on fences, trellises, and arbors to provide summer shade.

(7) Locate and form berms to protect buildings and exterior use spaces against
winter winds or utilize dense evergreens or conifers to screen winter wind and
protect against hostile winter elements.

(8) Provide skylights or clearstory windows to provide natural lighting, and/or solar
heating of interior spaces.

(C) Use highly reflective (high albedo) materials on roof surfaces.

(D) Place major outdoor use areas such as plazas, playgrounds, gardens, etc. on the south
side of buildings.

(E) Construct a minimum of 75 percent of walkway area of porous pavement.

(F) Construct a minimum of 75 percent of all parking spaces with porous pavement.

(G) Provide additional landscaping area at least 10 percent above the requirements for the
site pursuant to Table 1009-1. For example, if the minimum area requirement is 20
percent, then 22 percent shall be provided. Credit shall be given for green roofs or other
areas of vegetation that exceed the minimum area requirements.

Applicant’s Findings: In accordance with Table 1009-1, the minimum percentage of the site that
is to be landscaped is 25 percent. The site is approximately 60,112 square feet in size which
requires 15,028 square feet of landscape minimum. To meet this technique, the applicant must
provide 30 percent or 18,033 square feet of landscaping. As demonstrated on the plans
provided, the applicant is proposing 24,469 square feet of landscaping which exceeds the
minimum requirement.
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(H) Include additional swales in development landscaping, pursuant to Section 1009. Credit
shall be given for additional swale(s) that exceed the requirements of Subsection
1009.04(A)(2) by at least 10 percent of area. For example, if 1009.04(A)(2) requires 200
square feet of swale area, then an additional 20 square feet of swale area would be
required.

() Collect rainwater from roofs and/or other impervious surfaces and use it for irrigation.

(J) Apply other techniques for onsite storm water treatment identified by the surface water
management regulatory authority.

(K) Lay out sites and locate buildings and on-site vehicular circulation to create functional
open areas such as plazas, courtyards, outdoor recreation areas, miniparks, and
accessways that are open to the general public.

(L) Enhance sidewalks and/or walkways by providing additional width, using higher quality
materials; shielding from vehicular traffic with enhanced planting strips, street trees and
on-street parking, and/or providing pedestrian amenities that are compatible with the
design of the development as well as the neighborhood as a whole.

(M)Coordinate development between adjacent uses to provide for a more attractive and
livelier streetscape, enhance connections, minimize conflicts and provide common-use
areas.

(N) Enhance the pedestrian connection between the development and neighborhood
shopping areas, nearby transit, trails, bikeways or parks. Examples include additional
width or pedestrian amenities.

(O) Provide functional and accessible rooftop gardens.

(P) For multifamily dwelling units that face the street, raise first floor units a minimum of
two feet above street level.

(Q) Provide structured or under-structure parking to meet all or part of the parking needs.

Applicant’s Findings: The applicant is utilizing under-structure parking to meet a portion of the
parking needs. The under-structure parking is shown on the civil and architectural plans and
shown in concept on the renderings provided.

(R) Provide no more than the minimum number of surface parking spaces set out in Table
1015-2, all of which shall be no greater than the minimum dimensions allowed in
Subsection 1015.04(B)(2).

(S) Lay out sites or orient structures, to maximize significant vistas.

Applicant’s Findings: The site has a significant vista from the north site of the site pointed
downward to the south of the site. South of the site the county has identified a significant
natural feature. The creek runs through the property along the south. The applicant’s architect
has oriented the building so the longest elevation will face south.
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(T) Locate and design structures to protect scenic views or vistas from adjacent properties
and public thoroughfares. Setbacks, building height, and bulk should be considered.

(U) Utilize rail service opportunities abutting the site.

(V) Inside the UGB, a minimum of 75 percent of the street frontage of each lot shall have
buildings located at the minimum front yard depth line. If the minimum front yard depth
standard is zero, up to 20 feet of additional front yard depth may be provided where
plazas, outdoor seating, or other pedestrian amenities are located.

(W)Outside the UGB, or for industrial developments, a minimum of 25 percent of the street
frontage of each lot shall have buildings located at the minimum front yard depth line.
Up to 20 feet of additional front yard depth may be provided where plazas, outdoor
seating, or other pedestrian amenities are located.

(X) Locate buildings at the minimum side yard setback or within 10 feet of the side setback
line, whichever is greater.

1005.07 — Modifications

Modification of any standard identified in Subsections 1005.03 and 1005.04 may be approved
as part of design review if the proposed modification will result in a development that achieves
the purposes stated in Subsection 1005.01 as well or better than the requirement listed.

Applicant’s Findings: Modifications to standards are not being sought. This criterion is not
applicable.

1005.13 — Government Camp Standards

Subsection 1005.13 applies in Government Camp. Where these standards conflict with other
provisions in Section 1000, Subsection 1005.13 shall take precedence.

(A) MRR District: In the MRR District, the following standards shall apply to commercial
developments.

(1) Exterior Building Materials: Primary and accessory structures shall use wood,
stone, stone veneer, or stucco in exterior construction. Stucco and textured
concrete may be used as secondary materials. Stucco must be acrylic-based and
combined with heavy timber, wood, or stone cladding. A rock, rock veneer, or
textured concrete base shall be provided around building exteriors visible from
roadways. No exposed plywood, particle board, plain concrete, cinder block, or
grooved T1-11 is permitted.

Applicant’s Findings: The applicant’s architect has sourced finish materials which comply with
the provisions of this section. As demonstrated by the elevation notes provided on architectural
sheet A2.01. This criterion is met.
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(2) Roofing Materials: No composition shingles are allowed. Metal roofing materials
that are subject to rust or corrosion shall be coated to inhibit such rust and
corrosion, and metal roofing materials with rust or corrosion shall be stabilized
and coated to inhibit future rust and corrosion.

Applicant’s Findings: The applicant’s architect is proposing standing seam metal roofing as
detailed in note 11 on the architectural plans. The proposed metal roofing is not subject to rust
or corrosion. This criterion is met.

(3) Design: Building design shall meet the design intent of mountain architecture as
described in the Government Camp Design Guidelines Handbook. Examples of
mountain architecture include "Cascadian", "Oregon Rustic", and the "National
Park Style".

Applicant’s Findings: As demonstrated by the elevation drawings indicating materials sourced
for the project and the renderings provided, the applicant’s architect is proposing a design
which meets the intent of mountain architecture as it is described in the Government Camp
Design Guidelines Handbook. This criterion is met.

(B) RTC District: In the RTC District, the following standards shall apply to all new
developments and, where reasonable, to remodels.

Applicant’s Findings: The development site is within the MRR district. These criteria are not
applicable.

1006.02 — Street Lights

Streetlights are required for all development inside the Portland Metropolitan Urban Growth
Boundary. The following standards apply:

(A) Street lighting shall be installed pursuant to the requirements of Clackamas County
Service District No. 5 and the electric company serving the development. A streetlight
shall be installed where a new road intersects a county road right-of-way and, in the
case of subdivisions, at every intersection within the subdivision.

Applicant’s Findings: No new streets are proposed. However, the applicant is proposing a new
driveway access to Government Camp Loop. If the development requires the installation of a
streetlight, that can be a condition of approval of this land use application.

1006.03 — Water Supply

(A) All development which has a need for, or will be provided with, public or community
water service shall install water service facilities and grant necessary easements
pursuant to the requirements of the district or company serving the development.
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Applicant’s Findings: The utility infrastructure is designed to county and provider standards. The
applicant will grant easements as the county or provider deem necessary for such utility lines, if
required. This criterion will be met.

(B) Approval of a development that requires public or community water service shall be
granted only if the applicant provides a preliminary statement of feasibility from the
water system service provider.

(1) The statement shall verify that water service, including fire flows, is available in
levels appropriate for the development and that adequate water system capacity
is available in source, supply, treatment, transmission, storage and distribution.
Alternatively, the statement shall verify that such levels and capacity can be
made available through improvements completed by the developer or the
system owner.

(2) If the statement indicates that water service is adequate with the exception of
fire flows, the applicant shall provide a statement from the fire district serving
the subject property that states that an alternate method of fire protection, such
as an on-site water source or a sprinkler system, is acceptable.

(3) The statement shall be dated no more than one year prior to the date a
complete land use application is filed and need not reserve water system
capacity for the development.

Applicant’s Findings: The applicant’s engineer has obtained a preliminary statement of
feasibility from the water system service provider. The preliminary statement meets the
standards listed above and is included with this application submittal. This criterion is met.

(C) Prior to final approval of any partition or subdivision, the applicant shall provide
evidence that any wells in the tract subject to temporary or permanent abandonment
under Oregon Revised Statutes (ORS) 537.665 have been properly abandoned.

Applicant’s Findings: This application doesn’t include a division of land. This criterion is not
applicable.

(D) The following standards apply inside the Portland Metropolitan Urban Growth
Boundary, Government Camp, Rhododendron, Wemme/Welches,
Wildwood/Timberline, and Zigzag Village:

(1) Land divisions or other development requiring water service shall not be
approved, except as provided in Subsection 1006.03(D)(4), unless they can be
served by a public water system in compliance with drinking water standards as
determined by the Oregon Health Authority.

Applicant’s Findings: The applicant’s civil engineer has prepared utility plans and provided
statements of feasibility demonstrating the development can be served by the public water
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system within Government Camp. The plans are included with this submittal for review and
approval by the public works department. This criterion is met.

(2) New development requiring water service within the boundaries of a water
service system, created pursuant to ORS Chapters 264, 450, or 451, shall receive
service from this system.

Applicant’s Findings: The applicant’s civil engineer has prepared utility plans and provided
statements of feasibility demonstrating the development can be served by the public water
system within Government Camp. The plans are included with this submittal for review and
approval by the public works department. This criterion is met.

(3) New public water systems shall not be created unless formed pursuant to ORS
Chapters 264, 450, or 451.

Applicant’s Findings: The applicant is not seeking to create a new public water system. This
criterion is met.

(4) A lot of record not located within the approved boundaries of a public water
system may be served by an alternative water source.

Applicant’s Findings: The applicant’s civil engineer has prepared utility plans and provided
statements of feasibility demonstrating the development can be served by the public water
system within Government Camp. The plans are included with this submittal for review and
approval by the public works department. This criterion is not applicable.

(E) The following standards apply outside the Portland Metropolitan Urban Growth
Boundary, Government Camp, Rhododendron, Wemme/Welches,
Wildwood/Timberline, and Zigzag Village:

Applicant’s Findings: The subject property is inside Government Camp. These criteria are not
applicable.

1006.04 — Sanitary Sewer Service

(A) All development that has a need for sanitary sewers shall install the facilities pursuant to
the requirements of the district or company serving the development.

Applicant’s Findings: The applicant’s engineer has preliminarily designed utility services which
meet the design requirements of the provider. Those details are provided on the civil plans
included with this application submittal. This criterion is met.

(B) Approval of a development that requires sanitary sewer service shall be granted only if
the applicant provides a preliminary statement of feasibility from the sanitary sewage
treatment service provider and the collection system service provider.
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(1) The statement shall verify that sanitary sewer capacity in the wastewater
treatment system and the sanitary sewage collection system is available to serve
the development or can be made available through improvements completed by
the developer or the system owner.

(2) The service provider may require preliminary sanitary sewer system plans and
calculations for the proposed development prior to signing a preliminary
statement of feasibility.

(3) The statement shall be dated no more than one year prior to the date a
complete land use application is filed and need not reserve sanitary sewer
system capacity for the development.

Applicant’s Findings: The applicant’s engineer has obtained a preliminary statement of
feasibility from the sewer system service provider. The preliminary statement meets the
standards listed above and is included with this application submittal. This criterion is met.

(C) Hotels and motels are permitted in unincorporated communities only if served by a
community sewer system as defined by Oregon Administrative Rules 660-022- 0010(2).

Applicant’s Findings: The hotel proposed falls within Government Camp and has access to the
community sewer system. This criterion is met.

1006.06 — Surface Water Management and Erosion Control
The following surface water management and erosion control standards apply:

(A) Positive drainage and adequate conveyance of surface water shall be provided from
roofs, footings, foundations, and other impervious or near-impervious surfaces to an
appropriate discharge point.

Applicant’s Findings: The applicant’s engineer has prepared and provided a preliminary
drainage report indicating how surface water post development will be managed. The
stormwater system will be designed in accordance with county requirements as demonstrated
on the preliminary report and drawings provided with this application submittal. This criterion is
met.

(B) The requirements of the surface water management regulatory authority apply. If the
County is the surface water management regulatory authority, the surface water
management requirements of the Clackamas County Roadway Standards apply.

Applicant’s Findings: The applicant’s civil engineer has designed and provided a preliminary
stormwater management report. The report is included with this application submittal as are
the preliminary utility plans. This criterion is met.
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(C) Approval of a development shall be granted only if the applicant provides a preliminary
statement of feasibility from the surface water management regulatory authority. The
statement shall verify that adequate surface water management, treatment and
conveyance is available to serve the development or can be made available through
improvements completed by the developer or the system owner.

(1) The surface water management regulatory authority may require a preliminary
surface water management plan and report, natural resource assessment, and
buffer analysis prior to signing the preliminary statement of feasibility.

(2) The statement shall be dated no more than one year prior to the date a
complete land use application is filed and need not reserve surface water
treatment and conveyance system capacity for the development.

Applicant’s Findings: The applicant’s engineer has obtained a preliminary statement of
feasibility from the surface water management regulatory authority. The preliminary statement

meets the standards listed above and is included with this application submittal. This criterion is
met.

(D) Development shall be planned, designed, constructed, and maintained to:

(1) Protect and preserve existing natural drainage channels to the maximum
practicable extent;

(2) Protect development from flood hazards;

(3) Provide a system by which water within the development will be controlled
without causing damage or harm to the natural environment, or to property or
persons within the drainage basin;

(4) Ensure that waters drained from the development are substantially free of
pollutants, including sedimentary materials, through such construction and
drainage techniques as sedimentation ponds, reseeding, and phasing of grading;
and

(5) Ensure that waters are drained from the development in such a manner that will
not cause erosion to any greater extent than would occur in the absence of
development.

Applicant’s Findings: The proposed development has been thoughtfully designed in a manner to
maintain and preserve the natural drainage channels on site. The drainage plan will protect the
development from any flood hazards. A full report and preliminary design has been provided by
the applicant’s civil engineer meeting these criteria and balancing the needs of post

development stormwater management and protecting the natural resources present. These
criteria are met.

(E) Where culverts cannot provide sufficient capacity without significant environmental
degradation, the County may require the watercourse to be bridged or spanned.
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Applicant’s Findings: The applicant does not anticipate this application will require the county
to condition a watercourse to be bridged or spanned. This criterion is not applicable.

(F) If a development, or any part thereof, is traversed by any watercourse, channel, stream,
creek, gulch, or other natural drainage channel, adequate easements for surface water
management purposes shall be provided to the surface water management regulatory
authority.

Applicant’s Findings: The site is incumbered by Camp Creek along the south. If easements are
required to be provided to the surface water management regulatory authority in conjunction
with this project, the county can make this a condition of approval. If applicable, this criterion
will be met.

(G) Channel obstructions are not allowed, except as approved for the creation of detention,
retention, or hydropower facilities approved under this Ordinance. Fences with swing
gates may be utilized.

Applicant’s Findings: Channel obstructions are not proposed in conjunction with this
application. This criterion is not applicable.

(H) The natural drainage pattern shall not be substantially altered at the periphery of the
subject property. Greatly accelerated release of stored water is prohibited. Flow shall
not be diverted to lands that have not previously encountered overland flow from the
same upland source unless adjacent downstream owners agree.

Applicant’s Findings: With the exception of the immediate area sited for the new building, the
applicant is proposing to leave the site in its current natural state and not proposing to alter the
natural drainage pattern of the property which is to Camp Creek along the southern portion of
the development site. This criterion will be met.

(I) A surface water management and erosion control plan is required for significant
residential, commercial, industrial, and institutional development. The plan shall
include:

(1) The methods to be used to minimize the amount of runoff siltation and pollution
created from the development both during and after construction; and
(2) Other elements required by the surface water management authority.

Applicant’s Findings: The applicant has provided preliminary plans and a stormwater
management report in accordance with this section. It is anticipated the application includes all
required information demonstrating how all applicable criteria and design standards are being
met by the proposed development.
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1006.07 — Preliminary Statements of Feasibility Exceptions

(A) A land use application shall be deemed complete and may be approved without the
submittal of one or more of the preliminary statements of feasibility required by
Subsections 1006.03, 1006.04, and 1006.06 if the applicant demonstrates that a good
faith attempt has been made to obtain the statement(s). At a minimum, a
demonstration of a good faith attempt shall require the applicant to submit the
following:

(1) A statement signed by the applicant indicating that the service provider or
surface water management authority has not responded to a request for a
preliminary statement of feasibility or has refused to issue one. When the refusal
to issue a preliminary statement of feasibility is based upon a finding that
adequate service cannot be provided, such refusal shall not qualify for an
exception under this subsection; and

(2) A copy of a letter delivered to the service provider or surface water management
authority clearly requesting a preliminary statement of feasibility. The letter shall
be dated no less than 30 days prior to the submittal of the land use application.

Applicant’s Findings: The applicant requested statements of feasibility from all required service
providers ahead of submitting this land use application to the county. The obtained statements
are included within the exhibits portion of this submittal.

(B) In the absence of evidence in the record to the contrary, it shall be presumed that the
failure of a service provider or surface water management authority to respond to a
request for a preliminary statement of feasibility constitutes a finding of adequacy of
service. This presumption shall be for the purposes of land use application approval only
and does not guarantee that service can be provided.

Applicant’s Findings: The applicant understands the county will presume a nonresponsive
service provider to mean services are available and allow the case to proceed through land use
approval.

1009 — Landscaping
1009.01 — General Provisions

(A) Landscaping materials shall be selected and sited to produce a hardy and low
maintenance landscaped area with an emphasis on fast-growing plants. Selection shall
include consideration of soil type and depth, spacing, exposure to sun and wind, slope
and contours of the subject property, building walls and overhangs, and compatibility
with existing vegetation to be preserved. Notwithstanding the requirement for
hardiness, annuals are permitted as provided in Subsection 1009.01(B).
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Applicant’s Findings: Native plantings are selected in an effort to enhance the natural area and
provide mitigation for the riparian buffer encroachment. The selection of and placement of
plants was done in conjunction with the applicant’s environmental scientists to ensure
compatibility with the riparian area. This criterion is met.

(B) A variety of plants, intermixed throughout landscaped areas, shall be provided, as
follows:

(1) Evergreen and deciduous;

(2) Trees, shrubs, and groundcover;

(3) Plants of varying textures;

(4) Plants of varying widths and heights at maturity; and 5. Plants with seasonal
color interest (e.g., foliage, flowering perennials, annuals).

Applicant’s Findings: As demonstrated by the landscape plan provided, the majority of
plantings will take place along the south side of the property. The building is pressed to the
north in an effort to minimize the encroachment into the riparian buffer. The plants proposed

include a variety of native plans which will thrive within the riparian buffer with wetlands
nearby. This criterion is met.

(C) The planting of invasive non-native or noxious vegetation shall be prohibited, and
existing invasive non-native or noxious vegetation shall be removed.

Applicant’s Findings: The applicant is not proposing any non-native or invasive plant materials.
This criterion is met.

(D) Landscaped areas shall not be used for other purposes, such as storage or display of
Landscaping of the unimproved area between a lot line and the improved portion of an
adjacent road right-of-way shall be required when there are no immediate plans to
develop or otherwise disturb the unimproved area, and one or more of the following
apply:

(1) The subject property is located inside the Portland Metropolitan Urban Growth
Boundary;

(2) Landscaping is necessary to present an appearance consistent with the proposed
development as viewed from the road;

(3) Landscaping is necessary to reduce dust, noise, erosion, or fire hazard; or

(4) The road is designated as a scenic road on Comprehensive Plan Map 5-1, Scenic
Roads.

Applicant’s Findings: No storage or display will take place within the landscaped areas. The
applicant is proposing a driveway and pedestrian connection along their frontage of

Government Camp loop which is very narrow due to the federal forest property abutting to the
north. This criterion is met by the proposal.
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(E) Landscaping shall be used to highlight public entrances to buildings. If—due to the
depth of a front setback, a required walkway, or both—there is insufficient area to
permit a typical, in-ground landscaping bed between a public entrance and a front lot
line, this requirement may be met with trellises, hanging baskets, or planters, any of
which shall include plants.

Applicant’s Findings: Planters may be utilized to highlight the entrance to the building.
Permanent inground plantings are not proposed. This criterion is met.

(F) Where feasible, landscaping shall be required adjacent to walkways and other areas
intended for pedestrian use.

Applicant’s Findings: The applicant is providing landscaping to the greatest extent practical
including along all walkways intended for pedestrian use. This criterion is met.

(G) Existing significant plants, terrain, and other natural features shall be incorporated into
the landscaping design and development if such features are required to be retained by
other provisions of this Ordinance or if otherwise feasible.

Applicant’s Findings: With the exception of the area of the site where the building will be
placed, the applicant is maintaining all of the existing natural features and plantings on site.
This criterion is met.

1009.02 — Minimum Area Standards

(A) Table 1009-1, Minimum Landscaped Area, establishes the minimum percentage of the
area of the subject property that shall be landscaped.

Applicant’s Findings: In accordance with Table 1009-1, the minimum percentage of the site that
is to be landscaped is 25 percent. The site is approximately 60,112 square feet in size which
requires 15,028 square feet of landscape minimum. As demonstrated on the plans provided, the
applicant is proposing 24,469 square feet of landscaping which exceeds the minimum
requirement.

(1) The minimum landscaped area shall be calculated after subtracting any public
dedications from the area of the subject property.

(2) Landscaping in adjacent rights-of-way shall not count toward compliance with
the minimum landscaped area.

(3) Requirements for surface parking and loading area landscaping, screening and
buffering, scenic roads landscaping, landscaping strips, and recreational areas
and facilities set forth in Section 1009 apply regardless of whether compliance
with those requirements results in landscaping a greater percentage of the
subject property than is required by Table 1009-1.
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(4) A minimum of 75 percent of the minimum landscaped area required by Table
1009-1—excluding any area occupied by pedestrian amenities, active
recreational areas, or edible gardens—shall be landscaped with native or
drought-tolerant plants.

(5) Outdoor recreational areas required by Subsection 1009.08(A), as well as
outdoor recreational areas in the MRR District, shall count toward the minimum
landscaped area required by Table 1009-1, except that impervious surface area
exceeding 25 percent of the outdoor recreational area shall be excluded.

(6) Edible gardens may comprise a maximum of 10 percent of the minimum
landscaped area required by Table 1009-1.

(7) Green roofs may comprise a maximum of 25 percent of the minimum
landscaped area required by Table 1009-1.

(8) Turf lawn may comprise a maximum of 10 percent of the minimum landscaped
area required by Table 1009-1. However, this limitation shall not apply to active
recreational areas, provided that no other areas of the subject property are
planted in turf lawn, and it shall not apply to cemeteries.

(9) Pedestrian amenities may comprise a maximum of one-third of the minimum
landscaped area required by Table 1009-1. However, no more than 15 percent of
the minimum landscaped area required by Table 1009-1 and developed with
pedestrian amenities shall have an impervious surface.

(10) Area occupied by walls, fences, or trellises constructed to comply with
Subsections 1009.03 and 1009.04 shall count toward the minimum landscaped
area required by Table 1009-1.

Applicant’s Findings: In accordance with Table 1009-1, the minimum percentage of the site that
is to be landscaped is 25 percent. The site is approximately 60,071 square feet in size which
requires 15,017 square feet of landscape minimum. As demonstrated on the plans provided, the
applicant is proposing 24,469 square feet of landscaping which exceeds the minimum
requirement. The landscaped areas were calculated in consideration of these criteria.

(11) In the PMD, MR-1, MR-2, and HDR Districts, the following may comprise a
maximum of 20 percent of the minimum landscaped area required by Table
1009-1: interior courtyards, atriums, solar greenhouses, solariums, roof gardens,
indoor recreational areas, and other comparable amenities.

Applicant’s Findings: The subject property is within the MRR district. This criterion is not
applicable.

(12) In the RCHDR and SHD Districts, the minimum landscaped area required
by Table 1009-1 shall be met with shared outdoor surface areas, including the
following: landscaping, courtyards, pedestrian plazas, areas dedicated for parks,
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onsite walkways and bikeways, recreational areas and facilities, yards, decks,
terraces, patios, and roof gardens. In addition, indoor recreational facilities
identified in Subsection 1009.08(B), and over and above the minimum standard
set forth in Subsection 1009.08(B), may be counted toward the minimum
landscaped area required by Table 1009-1. Also, private outdoor areas may be
counted toward meeting the minimum landscaped area required by Table 1009-
1, as follows:

Applicant’s Findings: The subject property is within the MRR district. This criterion is not
applicable.

(B) Exceptions: Notwithstanding Table 1009-1:

Applicant’s Findings: No exceptions are needed or sought regarding the landscape standards.
This criterion is not applicable.

1009.03 — Surface Parking and Loading Area Landscaping
Surface parking and loading areas shall be landscaped as follows:

Applicant’s Findings: The proposal does not include surface parking areas. The parking will be
provided within a structure with some of the parking tucked under the building and some of the
parking exposed. These criteria are not applicable.

1009.04 — Screening and Buffering

(A) Screening shall be used to eliminate or reduce the visual impacts of the following:

(1) Service areas and facilities, such as loading areas and receptacles for solid waste
or recyclable materials;

(2) Storage areas;

(3) Ground-mounted rainwater collection facilities with a storage capacity of more
than 100 gallons;

(4) Parking lots within or adjacent to an Urban Low Density Residential, VR-5/7, VR-
4/5, RA-1, RA-2, RR, RRFF-5, FF-10, FU-10, or HR District; and

(5) Any other area or use, as required by this Ordinance.

Applicant’s Findings: There is no case where any portion of the proposed development is
required to be screened. The solid waste and recycle area will be within and enclosure disguised
in materials matching the hotel and receptacles will be hidden from view. This criterion is not
applicable.

(B) Screening shall be accomplished by the use of sight-obscuring evergreen plantings,
vegetated earth berms, masonry walls, sight-obscuring fences, proper sitting of
disruptive elements, building placement, or other design techniques.
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Applicant’s Findings: There is no case where any portion of the proposed development is
required to be screened. The solid waste and recycle area will be within and enclosure disguised
in materials matching the hotel and receptacles will be hidden from view. This criterion is not
applicable.

(C) Screening shall be required to substantially block any view of material or equipment
from any point located on a street or accessway adjacent to the subject property.
Screening from walkways is required only for receptacles for solid waste or recyclable
materials. A sight-obscuring fence at least six feet in height and up to a maximum of 10
feet in height shall be required around the material or equipment.

Applicant’s Findings: There is no case where any portion of the proposed development is
required to be screened. The solid waste and recycle area will be within and enclosure disguised
in materials matching the hotel and receptacles will be hidden from view. This criterion is not
applicable.

(D) Buffering shall be used to mitigate adverse visual impacts, dust, noise, or pollution, and
to provide for compatibility between dissimilar adjoining uses. Special consideration
shall be given to buffering between residential uses and commercial or industrial uses,
and in visually sensitive areas.

Applicant’s Findings: The applicant is proposing a hotel within the MRR district abutting other
hospitality and tourism uses. Buffering is not required; therefore this criterion is not applicable.

(E) Buffering shall be accomplished by one of the following:

Applicant’s Findings: The applicant is proposing a hotel within the MRR district abutting other
hospitality and tourism uses. Buffering is not required; therefore this criterion is not applicable.

(F) Required walkways shall be accommodated, even if such accommodation necessitates a
gap in required screening or buffering.

Applicant’s Findings: The applicant is proposing a hotel within the MRR district abutting other
hospitality and tourism uses. Buffering is not required; therefore this criterion is not applicable.

1009.05 — Scenic Roads

In the RA-1, RA-2, RRFF-5, FF-10, FU-10, MRR, and HR Districts, buildings in developments
adjacent to roads designated as scenic roads on Comprehensive Plan Map 5-1, Scenic Roads,
shall be set back a sufficient distance from the right-of-way to permit a landscaped or natural
buffer zone.

Applicant’s Findings: In accordance with the map, Government Camp Loop is a scenic byway.
The applicant is meeting the 10-foot setback requirement along their small frontage abutting
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the street. Where available, the applicant is proposing landscaping flanking the driveway. This
criterion will be met to the greatest extent feasible.

1009.06 — Landscaping Strips

(A) In the BP and LI Districts, a landscaping strip a minimum of 15 feet wide shall be
provided abutting front lot lines.

Applicant’s Findings: The property falls within the MRR district. This criterion is not applicable.

(B) In the Gl District, a landscaping strip a minimum of 10 feet wide shall be provided
abutting front lot lines.

Applicant’s Findings: The property falls within the MRR district. This criterion is not applicable.

(C) In all other zoning districts, except SCMU, a landscaping strip a minimum of five feet
wide shall be provided abutting front lot lines. (See Subsection 1005.10(L) for additional
SCMU landscaping requirements.)

(1) This requirement will be waived or reduced in the NC, PMU, and VCS Districts,
which are districts that have no minimum front setback standard, to the extent
necessary to accommodate a building with a front setback of less than five feet.

(2) If—due to the depth of a front setback and the need to accommodate a required
walkway, required pedestrian amenities, or both—there is insufficient area to
permit a five-foot-wide landscaping strip, the landscaping strip may be reduced
in width or the landscaping requirement may be met with a linear arrangement
of trellises, hanging baskets, or planters, any of which shall include plants.

Applicant’s Findings: The applicant’s frontage is too narrow to provide a landscaped buffer strip
and accommodate the driveway to serve the new hotel. Therefore, a buffer strip is not proposed
abutting the front lot line. This criterion is met.

1009.08 — Recreational Areas and Facilities

(A) An outdoor recreational area shall be provided in developments of two-family, three-
family, or multifamily dwellings in the MR-1, MR-2, and HDR Districts, and in
developments of three-family or multifamily dwellings, including mixed use
developments that include these uses, in the SCMU District, as follows:

Applicant’s Findings: The applicant is not proposing any of these uses within any of these
districts. Therefore, these criteria are not applicable.

1009.09 — Erosion Control

(A) Graded areas shall be re-vegetated with suitable plants to ensure erosion control.
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(B) Netting shall be provided, where necessary, on sloped areas while ground cover is being
established.

Applicant’s Findings: Grading and erosion control has been considered by the applicant’s civil
engineer. Replacement of plantings post excavation will be completed to the greatest extent
practical. If netting is needed to stabilize the ground while ground cover is being reestablished,
this will be provided. This criterion will be met.

1009.10 — Planting and Maintenance
(A) Impervious weed barriers (e.g., plastic sheeting) are prohibited.
Applicant’s Findings: Plastic weed barriers are not proposed. This criterion is met.

(B) Plants shall not cause a hazard. Plants over walkways, sidewalks, pedestrian pathways,
and seating areas shall be pruned to maintain a minimum of eight feet below the lowest
hanging branches. Plants over streets, bikeways, accessways, and other vehicular use
areas shall be pruned to maintain a minimum of 15 feet below the lowest hanging
branches.

(C) Plants shall be of a type that, at maturity, typically does not interfere with above or
below-ground utilities or paved surfaces.

(D) Plants shall be installed to current nursery industry standards.

(E) Plants shall be properly guyed and staked to current nursery industry standards as
necessary. Stakes and guys shall not interfere with vehicular or pedestrian traffic, shall
be loosened as needed to prevent girdling of trunks, and shall be removed as soon as
sufficient trunk strength develops, typically one year after planting.

(F) Landscaping materials shall be guaranteed for a period of one year from the date of
installation. The developer shall either submit a signed maintenance contract for the
one-year period or provide a performance surety pursuant to Section 1311, Completion
of Improvements, Sureties, and Maintenance, covering the landscape maintenance
costs for the one-year period.

(G) Plants shall be suited to the conditions under which they will be growing. As an
example, plants to be grown in exposed, windy areas that will not be irrigated shall be
sufficiently hard to thrive under these conditions. Plants shall have vigorous root
systems, and be sound, healthy, and free from defects and diseases.

(H) When planted, deciduous trees shall be fully branched, have a minimum caliper of two
inches, and have a minimum height of eight feet. |. When planted, evergreen trees shall
be fully branched, have a minimum height of eight feet, and have only one leader.

(I) Shrubs shall be supplied in minimum one-gallon containers or eight-inch burlap balls
with a minimum spread of 12 inches.

(J) Ground cover shall be planted a maximum of 30 inches on center with a maximum of 30
inches between rows. Rows of plants shall be staggered. Ground cover shall be supplied
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in minimum four-inch containers, except that the minimum shall be reduced to two and
one-quarter inches or equivalent if the ground cover is planted a minimum of 18 inches
on center.

(K) Plants shall be spaced so that ground coverage three years after planting is expected to
be 90 percent, except where pedestrian amenities, rainwater collection systems, or
outdoor recreational areas count as landscaping pursuant to Subsection 1009.02. Areas
under tree drip lines count as ground coverage.

Applicant’s Findings: The applicant plans to have the landscaping installed and maintained
professionally. Each of these criteria will be met at the time of landscape installation and will be
met on an ongoing basis through maintenance of the landscaped areas.

(L) Irrigation of plants shall be required, except in wooded areas, wetlands, and in river and
stream buffers. The irrigation system shall be automatic, except that hose bibs and
manually operated methods of irrigation may be permitted in small, landscaped areas
close to buildings. Automatic irrigation systems are subject to the following standards:

Applicant’s Findings: The applicant’s landscaped area falls within the Camp Creek riparian
buffer and includes wetlands. No irrigation will be installed for this reason. This criterion is not
applicable.

(M)Appropriate methods of plant care and landscaping maintenance shall be provided by
the property owner. Pruning shall be done to current nursery industry standards.

Applicant’s Findings: Maintenance including pruning will be done professionally to industry
standards and in accordance with this code. This criterion is met.

(N) Plants shall be protected from damage due to heavy foot traffic or vehicular traffic by
protective tree grates, pavers, or other suitable methods.

Applicant’s Findings: Plantings on this site will likely not see foot or vehicular traffic as it is
along a steep slope within the riparian buffer of Camp Creek. This criterion is met.

1015 — Parking and Loading
1015.01 — General Standards

(A) Inside the Portland Metropolitan Urban Growth Boundary (UGB), parking, loading, and
maneuvering areas shall be hard surfaced, unless a permeable surface is required for
surface water management pursuant to the regulations of the surface water
management authority or in order to comply with Subsection 1006.06.

Applicant’s Findings: The subject property is outside the UGB. This criterion is not applicable.

(B) Outside the UGB, areas used for parking, loading, and maneuvering of vehicles shall be
surfaced with screened gravel or better and shall provide for suitable drainage.
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Applicant’s Findings: As demonstrated on the civil plans provided, the parking, loading, and
vehicle maneuvering areas will be paved with hard surface material. Included with this
application submittal is a draining and grading plan prepared by the applicant’s engineer. This
criterion is met.

(C) Parking and loading requirements for uses and structures not specifically listed in Tables
1015-1, Automobile Parking Space Requirements; 1015-2, Minimum Required Bicycle
Parking Spaces; and 1015-3, Minimum Required Off-Street Loading Berths shall be
subject to the requirements for the most similar use.

Applicant’s Findings: Table 1015-1 includes minimum vehicular parking for hotels which is the
exact use proposed by the applicant. In accordance with the table, the minimum off-street
parking is one space per unit. In this case, the minimum off-street parking requirement is 47
spaces as the application includes a hotel with 47 guest units. As demonstrated on the plans, 52
vehicular parking spaces are provided.

Table 1015-3 includes minimum required bicycle parking spaces. The most similar use for bicycle
parking would be multifamily dwellings. In accordance with the table, the minimum bicycle
parking is 0.5 bicycle parking spaces per unit. There is a reduction of 20 percent for
developments outside the UGB. In this case, the minimum bicycle parking requirement is 19
spaces. As demonstrated on the plans, 6 bicycle parking spaces are provided outside at the
entrance of the hotel and 56 additional bicycle parking spaces are provided in an enclosed
bicycle storage area for a total of 62 bicycle parking spaces.

Table 1015-4 includes minimum required loading berths for hotels which is the exact use
proposed by the applicant. In accordance with the table, the minimum off-street loading is two
berths because the proposed hotel has approximately 50,705 square feet of floor area. As
demonstrated on the plans, two loading areas are provided.

These criteria are met by the proposal.

(D) Motor vehicle parking, bicycle parking, and loading areas shall be separated from one
another.

Applicant’s Findings: Separation is provided between the vehicle and bicycle parking and the
loading spaces. These areas are clearly defined on the plans included with this application. This
criterion is met.

(E) Required parking spaces and loading berths shall not be:
(1) Rented, leased, or assigned to any other person or organization, except as
provided for under Subsection 1015.02(D)(3)(a) for shared parking or Subsection
1015.04(C) for shared loading berths.

Page | 54



(2) Used for storing or accumulating goods or storing a commercial or recreational
vehicle, camper, or boat, rendering the space(s) useless for parking or loading
operations.

(3) Occupied by the conducting of any business activity, except for permitted
temporary uses (e.g., farmers’ markets).

Applicant’s Findings: The applicant understands the required parking stalls and loading berths
must be maintained in accordance with this section and not leased or rented or used for
storage. These criteria will be met.

1015.02 — Motor Vehicle Parking Area Standards

(A) Off-street parking areas shall be designed to meet the following requirements:

(1) Off-street motor vehicle parking areas shall be provided in defined areas of the
subject property. No area shall be considered a parking space unless it can be
shown that the area is accessible and usable for that purpose and has required
maneuvering area for vehicles. Required backing and maneuvering areas shall be
located entirely onsite.

Applicant’s Findings: The proposed parking area is accessible and usable for parking. There is
adequate clearance and vehicular maneuvering including a turnaround area provided on site.
This criterion is met.

(2) Automobile parking spaces shall be a minimum of 8.5 feet wide and 16 feet long,
except that parallel spaces shall be a minimum of 8.5 feet wide and 22 feet long.

Applicant’s Findings: The applicant is proposing all 90-degree parking stalls meeting the
dimensional standards of 8.5 feet wide and 16 feet long. This criterion is met.

(3) A minimum of 25 percent of required parking spaces shall be no larger than 8.5
feet wide and 16 feet long.

Applicant’s Findings: Every parking stall provided meets just the minimum dimensional
standards listed in subsection (2). This criterion is met.

(4) Parking areas shall comply with minimum dimensions for curb length, stall
depth, and aisle width established by the Clackamas County Roadway Standards;
these dimensions are based on the orientation (e.g., 45-degree, 90-degree),
length, and width of the spaces.

Applicant’s Findings: The applicant’s proposed parking areas meet the minimum dimensional
standards for 90-degree parking in accordance with the Clackamas County Roadway Standards.
The applicant is demonstrating compliance on the site plan provided within this submittal. This
criterion is met.
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(5) Double-loaded, ninety-degree angle parking bays shall be utilized where
possible.

Applicant’s Findings: To the maximum extent practical, the applicant is providing double loaded
90-degree parking bays. There are site constraints, the applicant was unable to provide double
loaded bays for the portion of the parking area that is uncovered. This criterion is met.

(6) A minimum of one parking space or five percent of the required spaces,
whichever is greater, shall be marked and signed for use as carpool/vanpool
spaces. These spaces shall be the closest employee automobile parking spaces to
the building entrances normally used by employees but shall not take priority
over any spaces required for individuals with disabilities.

Applicant’s Findings: In accordance with this section, two parking stalls must be marked and
signed for use as carpool/vanpool parking spaces. The applicant will demonstrate compliance
with this requirement at the time of building permit. This criterion will be met.

(7) In parking lots greater than one-acre, major onsite circulation drive aisles and
lanes crossing to adjacent developments shall not have parking spaces accessing
directly onto them.

Applicant’s Findings: The proposed parking area is not greater than one-acre. This criterion is
not applicable.

(8) Where feasible, shared driveway entrances, shared parking and maneuvering
areas, and interior driveways between adjacent parking lots shall be required.

Applicant’s Findings: Due to the limited frontage onto Government Camp Loop and the natural
features on the subject property, shared driveway entrances are not feasible for this
development. This criterion is not applicable.

(9) Except for parallel spaces, parking spaces heading into landscaped areas or along
the perimeter of a parking lot shall be provided with a sturdy tire stop at least
four inches high and located two feet within the space to prevent any portion of
a car within the lot from extending over the property line.

Applicant’s Findings: Perimeter and interior landscaping is not required as the parking area is
not classified as surface parking at grade. Parking will be provided by a structure. This criterion
is not applicable.

(10) For parking spaces heading into a landscaped area, the area in front of
the tire stop that is included in the parking space dimension may be landscaped
instead of paved or graveled according to the following standards:

(a) Landscaping shall be ground cover plants only;
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(b) The area in front of the tire stop that is included in the parking
space dimension shall be in addition to the required minimum
dimension for a landscape planter; and

(c) The landscaped area in front of the tire stop may count toward
overall site landscaping requirements established in Table 1009-1,
Minimum Landscaped Area. However, it may not count toward
perimeter landscaping requirements established in Section
1009.03(B)(1).

Applicant’s Findings: Perimeter and interior landscaping is not required as the parking area is
not classified as surface parking at grade. Parking will be provided by a structure. This criterion
is not applicable.

(B) Parking Minimums: The minimum number of parking spaces listed in Table 1015-1,
Automobile Parking Space Requirements, applies unless modified in Subsection
1015.02(D).

Applicant’s Findings: The minimum parking required is one vehicle space per unit. As
demonstrated, 47 guest units are proposed and a minimum of 47 vehicular parking spaces are
required. This criterion is met.

(1) In case of expansion of a building or use that, prior to the expansion, does not
meet the minimum parking space requirements in Table 1015-1, the following
provisions shall apply:

(a) The minimum number of additional parking spaces required shall
be based only on the floor area or capacity added and not the
area or capacity existing prior to the expansion.

(b) If the enlargement covers any of the pre-expansion parking
spaces, lost parking spaces shall be replaced, in addition to any
required additional spaces.

Applicant’s Findings: The proposal does not include the expansion of an existing building or
development. These criteria are not applicable.

(2) In the event more than one use occupies a single structure or parcel, the total
minimum requirement for parking shall be the sum of the minimum
requirements of the several uses computed separately.

Applicant’s Findings: The proposed structure will be occupied just by the hotel and accessories
which support that use. This criterion is not applicable.

(C) Parking Maximums:
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(1) Within the UGB, the parking maximumes listed in Table 1015-1, Urban Zone A,
apply when an area has 20-minute peak hour transit service within one quarter
mile walking distance for bus transit or one-half mile walking distance for light
rail transit.

Applicant’s Findings: The project site is not within the UGB. This criterion is not applicable.

(2) Within the UGB, areas not meeting the requirements of Subsection
1015.02(C)(1), are subject to the parking maximums listed in Table 1015-1,
Urban Zone B.

Applicant’s Findings: The project site is not within the UGB. This criterion is not applicable.

(3) In case of expansion of a building or use with more parking spaces than the
maximum allowed by Table 1015-1:

(a) Existing parking spaces may be retained, replaced, or eliminated,
provided that after the expansion, the total number of remaining
spaces complies with the minimum parking space requirement of
Table 1015-1 for the entire development; and

(b) Additional parking spaces are allowed only if required to comply
with the minimum parking space requirement of Table 1015-1 for
the entire development after the expansion.

Applicant’s Findings: The applicant’s proposal does not exceed the maximum parking allowed
nor does it include an expansion of an existing development. This criterion is not applicable.

(D) Exceptions to Parking Requirements:

Applicant’s Findings: The applicant is not seeking any exceptions to the parking requirements.
These criteria are not applicable.

1015.03 — Bicycle Parking Standards

(A) Bicycle parking areas shall meet the following on-site locational requirements:
(1) Bicycle parking racks shall be located in proximity to an entrance but shall not
conflict with pedestrian needs.

Applicant’s Findings: Six bicycle parking spaces are provided near the entrance of the hotel. The
rack is located in an area that allows bicycles to be parked there without interfering with or
obstructing the pedestrian path. This criterion is met.

(2) At least 75 percent of the bicycle parking spaces shall be located within 50 feet
of a public entrance to the building.
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Applicant’s Findings: The bicycle storage room is located within 50 feet of a public entrance to
the parking level of the building. The location of the bicycle parking area is demonstrated on the
architectural plans provided with this application submittal. This criterion is met.

(3) Bicycle parking may be provided within a building, if the location is easily
accessible for bicycles.

Applicant’s Findings: The bicycle storage room is located within 50 feet of a public entrance to
the parking level of the building. The location of the bicycle parking area is demonstrated on the
architectural plans provided with this application submittal. Anyone needing to access the
bicycle storage area will be able to do so with ease. This criterion is met.

(4) Bicycle parking for multiple uses, or a facility with multiple structures, may be
clustered in one or several locations within 50 feet of each building’s entrance.

Applicant’s Findings: the bicycle parking provided is intended to serve only the hotel use on site.
This criterion is not applicable.

(5) If the bicycle parking is not easily visible from the street or main building
entrance, then a sign must be posted near the building entrance indicating the
location of the parking facilities.

Applicant’s Findings: Six bicycle parking stalls will be located at the entrance of the hotel. The
additional secure bicycle storage will be provided in a room adjacent to the vehicular parking
area. If county staff determine signage is needed, the applicant will install signage. If applicable,
this criterion will be met.

(B) Bicycle parking shall be designed to meet the following requirements:

(1) When more than seven bicycle parking spaces are required, a minimum of 50
percent of the spaces shall be covered. All of the required bicycle spaces for
schools, park-and-ride lots, congregate housing facilities, and multifamily
dwellings shall be covered.

Applicant’s Findings: All of the provided bicycle parking is proposed to be covered. This criterion
is met.

(2) Cover for bicycle parking may be provided by building or roof overhangs,
awnings, bicycle lockers, bicycle storage within buildings, or freestanding
shelters.

Applicant’s Findings: The outdoor bicycle parking will be covered by a roof. The remaining
bicycle parking will be located within the building in a secure room designed for bicycle and ski
storage. This criterion is met.
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(3) When more than 15 covered bicycle parking spaces are required, 50 percent of
the required covered spaces shall be enclosed and offer a high level of security,
e.g., bicycle lockers or a locked cage or room with locking facilities inside, to
provide safe long-term parking.

Applicant’s Findings: All of the required bicycle parking will be enclosed within the building in a
secure room designed for bicycle and ski storage. This criterion is met.

(4) Required bicycle parking spaces shall be illuminated.

Applicant’s Findings: Both the outdoor and indoor bicycle parking areas are proposed to be
illuminated. Lighting plans will be provided in detail at the time of building permit. This criterion
is met.

(5) Required bicycle parking areas shall be clearly marked and reserved for bicycle
parking only.

Applicant’s Findings: The bicycle parking areas will be clearly marked and reserved for bicycle
parking only in accordance with this section. This criterion will be met.

(6) Bicycle parking space dimensions and standards:
(a) Bicycle parking spaces must be at least six feet long and two feet
wide, and in covered situations the overhead clearance must be
at least seven feet.

Applicant’s Findings: The interior bicycle parking will be provided by wall mounted racks. The six
bicycle parking stalls located at the entrance of the hotel will be staple type racks meeting the
dimensional standards outlined in this criterion. This criterion is met.

(b) An aisle a minimum of five feet wide must be provided for bicycle
maneuvering.

Applicant’s Findings: Adequate bicycle maneuvering is indicated on the plans included in this
application submittal for both the outdoor and indoor bicycle parking areas. This criterion is
met.

(c) Bicycle racks must hold bicycles securely by the frame and be
securely anchored.

Applicant’s Findings: Racks provided for bicycle storage and parking will hold bicycle securely
and will either be anchored to the ground (exterior parking) or the wall (interior secured
parking). This criterion is met.
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(d) Hanging bicycle racks and/or enclosed, stackable bike lockers may
be substituted for surface racks if comparable dimensions,
maneuvering, and clearance are provided to the user.

Applicant’s Findings: The interior bicycle parking will be provided by wall mounted racks. The six
bicycle parking stalls located at the entrance of the hotel will be staple type racks meeting the
dimensional standards outlined in this criterion. This criterion is met.

(e) Bicycle racks must accommodate both:
(i) Locking the frame and one wheel to the rack with a
high-security U-shaped shackle lock; and
(ii) Locking the frame and both wheels without
removal of wheels to the rack with a chain or cable
not longer than six feet.

Applicant’s Findings: Users of the racks will have the ability to lock the frame of their bicycle
and one wheel to the rack with a u-shaped shackle lock and they will be able to lock the frame
and both wheels with a chain or cable. This criterion will be met.

(7) The minimum number of bicycle parking spaces listed in Table 1015-2, Minimum
Required Bicycle Parking Spaces, are required. If a listed use is located with the
Portland Metropolitan Urban Growth Boundary (UGB), it shall have a minimum
of two bicycle parking spaces or the number required by Table 1015-2,
whichever is greater.

Applicant’s Findings: In accordance with the table, .5 parking spaces are required per unit. The
minimum bicycle parking required, because the development is outside of the UGB, is 19 parking
stalls. As demonstrated, the applicant is proposing to provide 62 bicycle parking spaces. This
criterion is met.

(8) New multifamily residential, commercial, and institutional developments within
the UGB shall designate short-term bicycle parking (less than four hours) and
long-term bicycle parking (four or more hours) spaces as needed for the
development.

Applicant’s Findings: The subject site falls outside of the UGB. This criterion is not applicable.
1015.04 — Off-Street Loading Standards

(A) No area shall be considered a loading berth unless it can be shown that the area is
accessible and usable for that purpose and has maneuvering area for vehicles.
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Applicant’s Findings: The proposed loading areas are accessible and usable for loading and
have areas for maneuvering vehicles. This is demonstrated on the civil plans provided with this
submittal. This criterion is met.

(B) In cases of expansion of a building or use, that prior to the expansion, does not meet the
minimum loading berth requirements in Table 1015-3, Minimum Required Off-Street
Loading Berths, the following provisions shall apply:

Applicant’s Findings: This application is for a new development on a vacant property. This
criterion is not applicable.

(C) In the event several uses occupy a single structure or parcel of land and share the same
loading berths, the total requirement for off-street loading shall be reduced by up to 25
percent of the sum of the requirements of the several uses computed separately.

Applicant’s Findings: The hotel and accessory uses supporting the hotel use is the only use that
will occupy the proposed new structure. This criterion is not applicable.

(D) The minimum off-street loading berths listed in Table 1015-3 are required.

Applicant’s Findings: In accordance with the table, because the proposed hotel has
approximately 50,705 square feet of floor area, two loading berths are required. As
demonstrated on the site plan, two loading berths are proposed at the westerly most point of
the vehicle parking area. This criterion is met.

1021 — Solid Waste and Recyclable Material Collection
1021.01 — Applicability

Section 1021 applies to:

(A) Multifamily dwellings of five dwelling units or more; and
(B) Institutional, commercial, and industrial developments.

Applicant’s Findings: The proposal is for a new hotel, or a commercial development, triggering
the applicability of this section. The applicant will provide details regarding the trash enclosure
at the time of building permit.

1021.03 — General Standards

(A) Pads: Compactors, containers, and drop boxes shall be located on a level Portland
Cement concrete pad, a minimum four inches thick, at ground level or other location
compatible with the local collection service franchisee’s equipment at the time of
construction. The pad shall be designed to discharge surface water runoff to avoid
ponding.
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Applicant’s Findings: As demonstrated on the civil plans provided, the trash enclosure pad will
be level poured concrete meeting the minimum thickness requirement at grade. The drainage
plan demonstrates surface water discharge designed by the applicant’s civil engineer. This
criterion is met.

(B) Recycling and Solid Waste Service Areas:
(1) Recycling receptacles shall be designed and located to serve the collection
requirements for the specific type of material.

Applicant’s Findings: Recycling receptacles are proposed to be located to serve the collection
requirements for the specific type of material, in accordance with this criterion.

(2) Recycling service areas shall be located in close proximity to the solid waste
container areas and be accessible to the local collection service franchisee’s
equipment.

Applicant’s Findings: The recycling service areas will be located within the enclosure. This
criterion is met.

(3) Recycling receptacles or shelters located outside a structure shall have lids and
be covered by a roof constructed of water- and insect-resistive material.

Applicant’s Findings: No recycling receptacles will be located outside the trash enclosure
structure. This criterion is not applicable.

(4) The location of recycling service areas and method of storage shall be approved
by the local fire marshal.

Applicant’s Findings: The applicant understands the proposed location of recycling and
proposed method of storage will be reviewed and approved by the fire marshal. This criterion is
met.

(5) Recycling and solid waste service areas shall be at ground level and be accessible
to the local collection service franchisee.

Applicant’s Findings: The recycling and solid waste area is proposed at ground level at the
entrance of the site which will be accessible to the local collection service franchisee. This
criterion is met.

(6) Recycling and solid waste service areas shall be used only for storing solid waste
and recyclable materials.

Applicant’s Findings: In accordance with this section, solid waste service areas will only be used
for storing solid waste and recyclable materials. This criterion will be met.
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(7) Recycling and solid waste service areas and equipment shall be maintained in a
clean and safe condition pursuant to Chapter 10.03, Solid Waste and Wastes
Management, of the Clackamas County Code.

Applicant’s Findings: The applicant understands their responsibility to maintain the solid waste
and recycling service area in clean and safe conditions pursuant to Chapter 10.03. This criterion
will be met.

(C) Special Wastes or Recyclable Materials:

(1) Hazardous wastes defined in Oregon Revised Statutes 466.005 shall be located,
prepared, stored, maintained, collected, transported, and disposed of in a
manner acceptable to the Oregon Department of Environmental Quality.

(2) Containers used to store cooking oils, grease, or animal renderings for recycling
or disposal shall not be located in the principal recyclable materials or solid
waste storage areas. These materials shall be stored in a separate storage area
designed for such a purpose.

Applicant’s Findings: Specialized wastes or recyclable materials will be stored in conformance
with this section. The hotel includes an accessory restaurant which may require containers for
cooking oils or grease. The applicant understands these materials will be stored in a separate

storage area specifically designated for that purpose. This criterion, as applicable, will be met.

1021.04 — Enclosure and Gate Standards

(A) Gate Access: Gates shall be designed to permit sufficient service access for the local
collection service franchisee’s equipment and personnel.

Applicant’s Findings: The civil site plan indicates the gates of the proposed trash enclosure are
design sufficiently to permit access for the local collection service franchisee’s equipment and
personnel. Additional details related to the trash enclosure will be provided at the time of
building permit submittal. This criterion is met.

(B) Gate Swing: The gate swing shall be free of obstructions and have restrainers in the
open and closed positions.

Applicant’s Findings: The enclosure is proposed to be recessed slightly behind the front
elevation of the hotel which allows the gates to swing outward free of obstructions. Restrainers
will be provided for both the open and closed positions. This criterion will be met.

(C) Bumper Curb: Enclosures constructed of wood or chain link fencing material shall
contain a two- to four-inch-high bumper curb at ground level located 12 inches inside
the perimeter walls of the enclosure or fencing to prevent damage from container
impacts.
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Applicant’s Findings: The trash enclosure is proposed to be constructed of masonry block. This
criterion is not applicable.

(D) Bumper Rail: Enclosures constructed of concrete, brick, and masonry block or similar
materials shall contain a bumper curb described in Subsection 1021.04(C) or a bumper
rail to prevent damage from container impacts. The rail shall be secured by anchor bolts
recessed in the rail within the perimeter walls of the enclosure at a height compatible
with the receptacle.

Applicant’s Findings: Bumper rails will be provided in accordance with this section as the
proposed enclosure will be constructed with masonry block. The bumper rail will be installed in a
manner to prevent damage to the structure from the container impacts. This criterion will be
met.

(E) Obstructions and Accumulations: All areas around the receptacles shall be kept free of
obstructions and accumulations of waste matter, grease, oil, water, and standing water.

Applicant’s Findings: The applicant understands their responsibility to ensure all areas around
the receptacles are kept free of obstructions and accumulations of waste matter, grease, oil,
water, and standing water. This criterion will be met.

1021.05 — Receptacle Standards

(A) Containers: Enclosures shall be designed consistent with the following standards:

(1) Length and width of the service container.

(2) A minimum of two feet, including a pad area, shall be provided around the sides
and rear of each container.

(3) A minimum three feet, including a pad area, shall be provided in front of each
container for maneuverability in depositing solid waste or recyclable materials.
In cases where the containers face each other, a minimum four feet shall be
provided.

(4) Containers two cubic yards or less in size shall be provided with a minimum of
nine feet of unobstructed overhead or vertical clearance for servicing.

(5) Containers greater than two cubic yards in size shall be provided with a
minimum 20 feet of unobstructed overhead or vertical clearance for servicing.

Applicant’s Findings: Each dimensional standard of the trash enclosure will be met. This will be
demonstrated in detail at the time of building permit application. These criteria will be met.

(B) Drop Boxes and Compactors:

Applicant’s Findings: Drop boxes and compactors will not be utilized. These criteria are not
applicable.
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1021.06 — Vehicle Access

(A) Vehicular access to the front of a container pad, shelter, or enclosure shall be a
minimum of 45 feet long and a minimum of 12 feet wide.

Applicant’s Findings: As demonstrated on the site plan, the dimensional vehicular access
standards are met. However, the 45-foot collection dimension does extend to the shoulder of
Government Camp Loop. This is necessary to minimize the intrusion into the stream
conservation area of Camp Creek and other sensitive areas on the subject site. This criterion is
met.

(B) Vehicular access to service a drop box or compactor shall include the pad length
required in Subsection 1021.06(A) plus a minimum of 65 feet in front of the loading
hook placement position.

Applicant’s Findings: Drop boxes and compactors are not proposed. This criterion is not
applicable.

(C) Vehicular access to a pad or enclosure shall be hard-surfaced consistent with the off-
street parking provisions of Section 1015, Parking and Loading.

Applicant’s Findings: The vehicular access to the trash enclosure will be hard surfaced
consistent with the remaining portions of the proposed off-street parking areas on the proposed
site. This criterion is met.

(D) In the absence of an on-site through street or driveway, a cul-de-sac with a minimum
50-foot turning radius shall be provided for vehicle maneuvering at the end of a private
dead-end street or driveway. A standard emergency services hammerhead turnaround,
consistent with the County's standards for road improvements, may be granted in lieu
of the cul-de-sac if the local fire district approves the design.

Applicant’s Findings: The location of the trash enclosure prevents the collection franchisee from
having to fully enter the site and eliminates the requirement of a turnaround area, as
demonstrated on the site plan included with this application submittal. This criterion is not
applicable.

(E) The grade for access to the pad or enclosure shall not exceed three percent. Exceptions
may be granted when compatible with the equipment manufacturer’s specifications and
consistent with Subsection 1021.08.

Applicant’s Findings: The civil plans provided indicate the grade of the access to the trash
enclosure and vehicle approach pad will not exceed 3 percent in accordance with this provision.
This criterion is met.

1021.07 —Signs
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"No parking" signs shall be placed in a prominent location on the enclosure or shelter and
painted on the pavement in front of the enclosure or shelter to provide unobstructed and safe
access for servicing receptacles. Signs clearly identifying recycling containers and type of
recyclable material shall be posted on each container.

Applicant’s Findings: “No parking” signs will be placed in front of the trash enclosure to provide
unobstructed and safe access for servicing receptacles. The applicant would prefer to not paint
the pavement with a no parking sign if county staff are amenable to this as the trash enclosure
is located near the entrance of the hotel and has been designed to be as discrete as possible.
Should staff find the concrete painting is required, the applicant will comply with the finding.
Additionally, recycling containers will be clearly marked and identified. Educational posters
indicating recyclable material will also be posted on each container. As applicable, this criterion
will be met.

1102 — Design Review
1102.01 — Purpose and Applicability

Section 1102 is adopted to provide standards, criteria, and procedures under which design
review may be approved. Design review is required for:

(A) Development, redevelopment, expansions, and improvements in commercial and
industrial zoning districts, except for uses approved through a zone change to NC
District;

(B) Development, redevelopment, expansions, and improvements in the following
residential zoning districts: HDR, MR-1, MR-2, PMD, RCHDR, SHD, VA, and VTH;

(C) Development, redevelopment, expansions, and improvements in the MRR District,
except for the following if they are not part of a condominium development:

(1) Detached single-family dwellings;
(2) Manufactured homes; and
(3) Uses accessory to detached single-family dwellings and manufactured homes;

(D) The following uses in the Urban Low Density Residential Districts: attached single-family
dwellings, two-family dwellings, three-family dwellings, condominiums, and institutional
uses;

(E) The following uses in the VR-4/5 and VR-5/7 Districts: attached single-family dwellings,
two-family dwellings, three-family dwellings, and institutional uses;

(F) The following uses in the HR District: attached single-family dwellings, condominiums,
and institutional uses; and

(G) Other uses as required by the Planning Director, the Hearings Officer, or the Board of
County Commissioners.

Applicant’s Findings: The applicant is proposing the development of a new hotel with 47 guest
suites within the MRR district which triggers the applicability of this chapter.
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1102.02 — Submittal Requirements

In addition to the submittal requirements identified in Subsection 1307.07(C), an application for
design review shall include:

(A) A narrative describing the proposed use;

Applicant’s Findings: The applicant has provided a written narrative addressing the Clackamas
County Zoning and Development Ordinance (ZDO). This criterion is met.

(B) An engineering geologic study, if required pursuant to Section 1002, Protection of
Natural Features, or 1003, Hazards to Safety;

Applicant’s Findings: The applicant has provided the required studies and information pursuant
to this section. This criterion is met.

(C) Preliminary statements of feasibility, if required pursuant to Section 1006, Utilities,
Street Lights, Water Supply, Sewage Disposal, Surface Water Management, and Erosion
Control;

Applicant’s Findings: Preliminary statements of feasibility are included within the exhibits. This
criterion is met.

(D) A transportation impact study, if required pursuant to Section 1007, Roads and
Connectivity;

Applicant’s Findings: The subject property abuts Government Camp Loop, which is under the
jurisdiction of Oregon Department of Transportation. In accordance with information gathered
from ODOT during the pre-application conferences held for this project, no TIA is required. This
criterion is not applicable.

(E) Calculations demonstrating compliance with Section 1012, Lot Size and Density, if
applicable;

Applicant’s Findings: The subject property is approximately 1.38- acres which is greater than
the one-acre minimum lot size. The proposal does not include any division of land; therefore
calculations of lot size is not applicable. The proposal is for a 30-unit hotel, not residential
development, therefore calculations of density is not applicable.

(F) A vicinity map showing the location of the subject property in relation to adjacent
properties, roads, bikeways, pedestrian access, utility access, and manmade or natural
site features that cross the boundaries of the subject property;

Applicant’s Findings: A vicinity map, site plan, and elevations of the subject property and
development have been provided with the application. These exhibits show roadways, bikeways,
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pedestrian access, and existing and proposed utilities and natural features of the site. This
criterion is met.

(G) An existing conditions map, drawn to a scale of not less than one inch equals 50 feet,
showing:

(1) Contour lines at two-foot intervals for slopes of 20 percent or less within an
urban growth boundary; contour lines at five-foot intervals for slopes exceeding
20 percent within an urban growth boundary; contour lines at 10- foot intervals
outside an urban growth boundary; source of contour information.

(2) Slope analysis designating portions of the site according to the following slope
ranges and identifying the total land area in each category: zero to 20 percent,
greater than 20 percent to 35 percent, greater than 35 percent to 50 percent,
and greater than 50 percent;

(3) Drainage;

(4) Potential hazards to safety, including areas identified as mass movement, flood,
soil, or fire hazards pursuant to Section 1003;

(5) Natural features, such as rivers, streams, wetlands, underground springs, wildlife
habitat, earth mounds, and large rock outcroppings;

(6) Wooded areas, significant clumps or groves of trees, and specimen conifers,
oaks, and other large deciduous trees. Where the site is heavily wooded, an
aerial photograph, at a scale of not more than 1-inch equals 400 feet, may be
submitted and only those trees that will be affected by the proposed
development need be sited accurately;

(7) Overlay zoning districts regulated by Section 700, Special Districts;

(8) Noise sources;

(9) Sun and wind exposure;

(10) Significant views;

(12) Structures, impervious surfaces, utilities, onsite wastewater treatment
systems, landscaping, driveways and easements (e.g., access, utility, storm
drainage). Note whether these will remain or be removed and provide
dimensions of driveways and easements; and

(12) All of the following that are on or adjacent to the subject property,
including dimensions and, if applicable, names: existing roads, platted
unconstructed roads, railroad rights-of-way, bikeways, curbs, sidewalks,
pedestrian pathways, accessways, and trails.

Applicant’s Findings: An existing conditions plan including all of the relevant items listed above
has been included with this application submittal. This criterion is met.

(H) A proposed site plan, drawn to a scale of not less than one inch equals 50 feet, showing:
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(1) The subject property, including contiguous property under the same ownership
as the subject property, and adjacent properties;

(2) Property lines and dimensions for the subject property. Indicate any proposed
changes to these;

(3) Natural features to be retained;

(4) Location, dimensions, and names of all existing or platted roads or other public
ways, easements, and railroad rights-of-way on or adjacent to the subject
property;

(5) The location of at least one temporary benchmark and spot elevations;

(6) Location and dimensions of structures, impervious surfaces, and utilities,
whether proposed or existing and intended to be retained. For phased
developments, include future buildings;

(7) Approximate location and size of storm drainage facilities;

(8) Relation to transit; parking and loading areas, including dimensions and number
of individual parking and loading spaces and drive aisles; bicycle racks; walkways;
and pedestrian crossings;

(9) Orientation of structures showing windows and doors;

(10) Location and type of lighting;

(112) Service areas for waste disposal, recycling, loading, and delivery;
(12) Location of mailboxes;

(23) Freestanding signs; and pedestrian amenities;

Applicant’s Findings: A site plan including all the relevant items listed above has been included
with this application submittal. This criterion is met.

() A grading plan, drawn to a scale of not less than one inch equals 50 feet, showing
location and extent of proposed grading, general contour lines, slope ratios, slope
stabilization proposals, and natural resources protection consistent with Sections 1002
and 1003;

Applicant’s Findings: A grading plan prepared by the applicant’s civil engineer is included with
this application submittal and is consistent with Sections 1002 and 1003. This criterion is met.

(J) Architectural drawings, including:

(1) Building elevations, including any building signs. Identify the dimensions, area,
color, materials, and means of illumination of such signs. Identify and show
dimensions of any electronic message center or other changeable copy sign
areas;

(2) Building sections;

(3) Floor plans;

(4) Color and type of building materials; and
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(5) Elevation of freestanding sign(s). Identify the dimensions—including total height
and height between bottom of sign and ground, area, color, materials, and
means of illumination. Identify and show dimensions of any electronic message
center or other changeable copy sign areas; and

(6) Gross floor area, in square feet, of each structure; floor area ratio if a minimum
floor area ratio standard applies; and number of dwelling units;

Applicant’s Findings: The applicant’s architect had developed and provided several drawings
detailing the required items listed above. This criterion is met.

(K) A general landscaping plan, drawn to a scale of not less than one inch equals 50 feet,
showing the elements required on the proposed site plan and:

(1) Existing plants and groups of plants proposed;

(2) Description of soil conditions; plans for soil treatment such as stockpiling of
topsoil or addition of soil amendments; and plant selection requirements
relating to soil conditions;

(3) Erosion controls, including plant materials and soil stabilization, if any;

(4) Irrigation system;

(5) Landscape-related structures such as fences, terraces, decks, patios, shelters and
play areas; and

(6) Open space and recreational areas and facilities, if applicable.

Applicant’s Findings: A general landscape plan is included with this application submittal as is a
replanting, mitigation, and restoration plan. The plans provided include all of the relevant
required information listed above. This criterion is met.

(L) A transportation improvement plan that includes proposed cross-sections for roads to
be constructed or improved, including widths of travel lanes, bikeways, sidewalks, curbs,
pedestrian pathways, and landscape strips. Identify proposed landscape plan for
landscape strips, including street tree type, size and location. Identify proposed
dedication of right-of-way.

Applicant’s Findings: Roadways are not proposed. Frontage improvements to Government

Camp Loop will be included with this application pursuant to ODOT requirements. This criterion
is not applicable.

1102.03 — Approval Criteria

Design review requires review as a Type |l application pursuant to Section 1307, Procedures,
and shall be subject to the following standards and criteria:

(A) The proposed development shall be subject to Section 1000, Development Standards,
and the standards of the applicable zoning district.
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Applicant’s Findings: The applicable standards of ZDO Section 1000 are addressed above. This
criterion is met

(B) As part of design review in the RCO District and for the PMU1 site, a master plan shall be
required if the proposed development does not meet the minimum floor area ratio for
the entire site (where phased compliance is permitted by Table 510- 2, Dimensional
Standards in the Urban Commercial and Mixed-Use Zoning Districts) or if compliance
with Table 510-3: Site-Specific Requirements for the PMU District, is not being achieved
for the entire PMUL1 site. The master plan shall demonstrate that it is feasible to achieve
full compliance with a future phase of development that is not reliant upon adding
additional stories to existing or proposed structures or demolishing structures built after
the RCO or PMU District was applied to the subject property.

Applicant’s Findings: The subject property is not zoned RCO nor PMU1. This criterion is not
applicable.

(C) As part of design review of development of any portion of the OA District, a master plan
shall be required for the subject property and all contiguous lots with a Comprehensive
Plan land use designation of Office Apartment. The master plan shall include a plan for
consolidation of motor vehicle accesses for the entire Office Apartment site that
complies with the access targets of Comprehensive Plan Map X-SC-5, Sunnyside Corridor
Community Plan Sunnyside Road Access Management Targets.

Applicant’s Findings: The subject property does not contain OA District. This criterion is not
applicable.

1102.04 — Design Review Committee

A Design Review Committee shall be established pursuant to Subsection 1307.03 and shall have
the responsibilities assigned to it by Subsection 1102.04.

(A) The Planning Director may review and render a decision on a Type Il application for
design review or forward the application to the Design Review Committee for review
and recommendation prior to rendering a decision. In deciding whether to forward an
application to the Design Review Committee, the Planning Director shall consider:

(1) The size of the project, including mass of buildings, site area, landscaping, and
parking requirements;

(2) The presence of natural features, such as wetlands, steep slopes, treed areas,
and riparian corridors;

(3) Visual significance; and

(4) Impact on neighboring properties, particularly where a project is adjacent to a
residential area.
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Applicant’s Findings: The applicant understands the considerations of the Design Review
Committee and the Planning Director.

(B) An application shall be forwarded to the Design Review Committee for review and
recommendation if requested by the applicant or required by the Hearings Officer or
the Board of County Commissioners.

Applicant’s Findings: The applicant has taken visual significance, impacts to surrounding
properties, natural features of the property, and the scale of the development into consideration
to ensure a compatible and appealing development. Applicable standards are being met and an
appealing development is proposed. The applicant requests the planning director review the
applications. However, the size of the proposal and unavoidable impacts may warrant a review
before the design review committee. The applicant is not requesting review by the hearings
officer or board of county commissioners.

(C) The Planning Director may consult with individual members of the Design Review
Committee at any point during the evaluation of a design review application or in
determining compliance with conditions of design review approval.

Applicant’s Findings: The applicant understands the planning director may consult with
members of the design review committee at any point during the review of the application to
determine compliance with conditions of design review approval.

1102.05 — Approval Period and Time Extension

(A) Approval of design review is valid for four years from the date of the final decision. If the
County’s final decision is appealed, the approval period shall commence on the date of
the final appellate decision. During this four-year period, the approval shall be
implemented, or the approval will become void.

Applicant’s Findings: The applicant will commence work with the 4-year period or apply for
applicable time extension.

(1) Implemented means all major development permits shall be obtained and
maintained for the approved development, or if no major development permits
are required to complete the development contemplated by the design review
approval, implemented means all other necessary County development permits
(e.g., grading permit, building permit for an accessory structure) shall be
obtained and maintained. A major development permit is:

(a) A building permit for a new primary structure that was part of the
design review approval; or

(b) A permit issued by the County for parking lot or road
improvements required by the design review approval.
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Applicant’s Findings: The applicant will commence work by obtaining applicable permits with
the 4-year period or apply for applicable time extension.

(B) If the design review approval is not implemented within the initial approval period
established by Subsection 1102.05(A), a two-year time extension may be approved
pursuant to Section 1310, Time Extension.

Applicant’s Findings: The applicant will commence work with the 4-year period or apply for
applicable time extension.

(C) If the design review approval is implemented, a master plan approved as part of the
design review approval remains applicable to future development of the subject
property unless a modification to the master plan, or a new master plan, is approved or
the requirement for master planning no longer applies to the subject property.

Applicant’s Findings: The proposal does not require a master plan; therefore this criterion is not

applicable.

Section 6: Conclusion

Based on the facts and findings presented by the applicant within this detailed written
narrative, the applicant believes they have satisfied the burden of proof and demonstrated how
the proposal not only satisfies all applicable criteria but would also be a benefit to the
community by providing a needed improvement to the subject site in Government Camp.

Section 7: Exhibits

Exhibit A —Clackamas County Tax Map

Exhibit B — Clackamas County Application Forms
Exhibit C — Preliminary Statements of Feasibility
Exhibit D — Existing Conditions Plan

Exhibit E — Proposed Site Plan

Exhibit F — Civil Plans

Exhibit G — Architectural Plans and Renderings
Exhibit H — General Landscaping Plan

Exhibit | - Deed
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Exhibit A —Clackamas County Tax Map
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Exhibit B — Clackamas County Application Forms
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Britany Randall

From: Jimmy Houf <JimmyH@hhpr.com>

Sent: Wednesday, January 4, 2023 7:32 AM

To: jgish@clackamas.us

Subject: RE: Government Camp-Preliminary Statement of Feasibility

Attachments: Preliminary Statement of Feasibility.pdf; C1.0 EXISTING CONDITIONS PLANS.pdf
Hi Jonny,

Following up on this. Would you be able to sign the attached Preliminary Statement of Feasibility for Surface Water
Management? See below for more information.

Thanks,
Jimmy

Jimmy Houf, PE
Civil Engineer | Associate Principal

HARPER HOUF PETERSON RIGHELLIS INC.
205 SE Spokane Street | Suite 200 | Portland, OR | 97202
p: 503.221.1131 | d: 503.548.0756| jimmyh@hhpr.com | hhpr.com

CIVIL ENGINEERS :: STRUCTURAL ENGINEERS :: PLANNERS :: LANDSCAPE ARCHITECTS :: SURVEYORS

From: Kent, Ken <KenKen@clackamas.us>
Sent: Monday, December 19, 2022 11:19 AM
To: Gish, Jonny <JGish@clackamas.us>
Cc: Jimmy Houf <JimmyH@hhpr.com>
Subject: FW: Government Camp-Preliminary Statement of Feasibility

[Email from external source]

Hi Jonny,

I’'m forwarding this request for a statement of feasibility to you, since you handled the pre-application for this project.
Thanks,

Ken

Kenneth Kent
Senior Planner

Clackamas County — Transportation & Development

Development Engineering

kenken@clackamas.us

503-742-4673

Development Services Building | 150 Beavercreek Road | Oregon City, OR | 97045
My office hours are Monday through Thursday from 7 am to 6 pm.




Follow Clackamas County: Facebook | Twitter | YouTube | Nextdoor

From: Jimmy Houf <JimmyH@hhpr.com>

Sent: Monday, December 19, 2022 9:02 AM

To: Kent, Ken <KenKen@clackamas.us>

Subject: FW: Government Camp-Preliminary Statement of Feasibility

Warning: External email. Be cautious opening attachments and links.

Hi Ken,

I’'m coordinating signatures for a Preliminary Statement of Feasibility of utilities for a new hotel off of Government Camp
Loop. This project site is outside of WES jurisdiction. We held a pre-application meeting on 4/20/2022 and Jonny Gish
represented DTD. The project will be meeting Clackamas County and Slopes V stormwater requirements and will outfall
into the existing Camp Creek.

Can you please complete page 2 of the attached Preliminary Statement of Feasibility for Surface Water Management,
Treatment, and Conveyance?

The project will be submitting our Land Use application after the new years. This form is required as part of our Land
Use Application.

Please let me know if you have any questions.

Thanks,
Jimmy

Jimmy Houf, PE
Civil Engineer | Associate Principal

HARPER HOUF PETERSON RIGHELLIS INC.
205 SE Spokane Street | Suite 200 | Portland, OR | 97202
p: 503.221.1131 | d: 503.548.0756| jimmyh@hhpr.com | hhpr.com

CIVIL ENGINEERS :: STRUCTURAL ENGINEERS :: PLANNERS :: LANDSCAPE ARCHITECTS :: SURVEYORS






Exhibit D — Existing Conditions Plan
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Exhibit E — Proposed Site Plan
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Exhibit F — Civil Plans
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FILED
MAY 18 2022
OREGON SECRETARY OF STATE

Corporation/Limited Liability Company - Information

Change

In accordance with Oregon Revised Statute 192.410-192.490, the information on this application is public
record. We must release this information to all parties upon request and it will be posted on our website.

Documents are processed within 5-7 business days. If the filing is rejected, you will

receive an email.

Registry Number
262886-96

Name of Limited Liability Company
Mt. Hood, LLC Il

Information Update

Business Activity
No

Entity type
Domestic

Business Type
Limited Liability Company

Principal Place of Business Address
No

Registered Agent or their address
Yes

The Registered Agent has been changed to:

HL Oregon, LLC

Registered Agent's publicly available Oregon street address

1125 NW Couch St Ste 550, Portland, Oregon 97209

The new Registered Agent has consented to this appointment.


micbur
Typewritten Text
FILED
MAY 18 2022
OREGON SECRETARY OF STATE



Yes

The street address of the new registered office and the business address of the registered agent
are identical. The entity has been notified in writing of this change.
Yes

Mailing Address where we send notices
Yes

Address where we can send mail notices:
1125 NW Couch St Ste 550, Portland, Oregon 97209

Members or Managers
No

EXECUTION: | declare as an authorized signer, under penalty of perjury, that this document does not
fraudulently conceal, obscure, alter, or otherwise misrepresent the identity of any person including officers,
directors, employees, members, managers or agents. This filing has been examined by me and is, to the
best of my knowledge and belief, true, correct and complete. Making false statements in this document is
against the law and may be penalized by fines, imprisonment, or both.

Signature Name
Authorized Agent Sonja Kindley

Contact name (to resolve questions with this filing)
Sonja Kindley

Phone of person to contact to resolve questions with this filing.
(503) 303-3101



AMENDED ANNUAL REPORT

- E-FILED
Corporation Division Jul 21. 2022
www.filinginoregon.com OREGON SECRETARY OF STATE

REGISTRY NUMBER
79425295

REGISTRATION DATE
08/18/2011

BUSINESS NAME
YOSHIDA MANAGEMENT, LLC

BUSINESS
HOLD OWNERSHIP INTEREST

MAILING ADDRESS

1125 NW COUCH ST
STE 550
PORTLAND OR 97209 USA

TYPE
DOMESTIC LIMITED LIABILITY COMPANY

PRIMARY PLACE OF BUSINESS

8440 NE ALDERWOOD RD STE A
PORTLAND OR 97220 USA

JURISDICTION
OREGON

REGISTERED AGENT
133989897 - HL OREGON, LLC

1125 NW COUCH ST
STE 550
PORTLAND OR 97209 USA

If the Registered Agent has changed, the new agent has consented to the appointment.

MANAGER
JUNKI YOSHIDA

8440 NE ALDERWOOD RD STE A
PORTLAND OR 97220 USA

MANAGER
JESUS SOLIS

8440 NE ALDERWOOD RD STE A
PORTLAND OR 97220 USA

Page 1



OREGON SECRETARY OF STATE

| declare, under penalty of perjury, that this document does not fraudulently conceal, fraudulently
obscure, fraudulently alter or otherwise misrepresent the identity of the person or any officers,
managers, members or agents of the limited liability company on behalf of which the person signs.
This filing has been examined by me and is, to the best of my knowledge and belief, true, correct,
and complete. Making false statements in this document is against the law and may be penalized
by fines, imprisonment, or both.

By typing my name in the electronic signature field, | am agreeing to conduct business
electronically with the State of Oregon. | understand that transactions and/or signatures in records
may not be denied legal effect solely because they are conducted, executed, or prepared in
electronic form and that if a law requires a record or signature to be in writing, an electronic record
or signature satisfies that requirement.

ELECTRONIC SIGNATURE

NAME
LUNA PRADO

TITLE
AUTHORIZED AGENT

DATE
07-21-2022

Page 2



AMENDED ANNUAL REPORT

- E-FILED
Corporation Division May 26, 2022
www.filinginoregon.com OREGON SECRETARY OF STATE

REGISTRY NUMBER
133989897

REGISTRATION DATE
07/05/2017

BUSINESS NAME
HL OREGON, LLC

BUSINESS
REGISTERED AGENT SERVICES

MAILING ADDRESS

1125 NW COUCH ST STE 550
PORTLAND OR 97209 USA

TYPE
DOMESTIC LIMITED LIABILITY COMPANY

PRIMARY PLACE OF BUSINESS

1125 NW COUCH ST STE 550
PORTLAND OR 97209 USA

JURISDICTION
OREGON

REGISTERED AGENT
MATTHEW D LARSON

1125 NW COUCH ST STE 550
PORTLAND OR 97209 USA

If the Registered Agent has changed, the new agent has consented to the appointment.

MEMBER
78431096 - HATHAWAY LARSON KOBACK CONNORS HETH LLP

1125 NW COUCH ST STE 550
PORTLAND OR 97209 USA

Page 1



OREGON SECRETARY OF STATE

| declare, under penalty of perjury, that this document does not fraudulently conceal, fraudulently
obscure, fraudulently alter or otherwise misrepresent the identity of the person or any officers,
managers, members or agents of the limited liability company on behalf of which the person signs.
This filing has been examined by me and is, to the best of my knowledge and belief, true, correct,
and complete. Making false statements in this document is against the law and may be penalized
by fines, imprisonment, or both.

By typing my name in the electronic signature field, | am agreeing to conduct business
electronically with the State of Oregon. | understand that transactions and/or signatures in records
may not be denied legal effect solely because they are conducted, executed, or prepared in
electronic form and that if a law requires a record or signature to be in writing, an electronic record
or signature satisfies that requirement.

ELECTRONIC SIGNATURE

NAME
LUNA PRADO

TITLE
AUTHORIZED AGENT

DATE
05-26-2022

Page 2



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Clackamas County Parcel Information

Parcel Information Tax Information
Parcel #: 05012068 Levy Code Area: 046-065
Tax Lot: 38E24A 00408 Levy Rate: 14.8694
Site Address: Tax Year: 2022
OR 97028 Annual Tax: $1,999.55
Owner: Mt Hood LLC Il Exempt Description:
Owner2: Qg a_I

Owner Address: PO Box 69
Government Camp OR 97028

Partition Plat 2007-166 PARCEL 2|Y|184,046

Twn/Range/Section: 03S / 08E / 24 Assessment Information
Parcel Size: 1.38 Acres (60,113 SgFt) Market Value Land: $419.719.00
Plat/Subdivision: Partition Plat 2007-166 Parcel 2 Market Value Impr: $0.00
Lot: 408 Market Value Total: $419,719.00
Block: Assessed Value: $134,474.00

Map Page/Grid:
Census Tract/Block: 024304 / 2020

Waterfront:
Building Use:
Land
Cnty Land Use: 701 - Multi-Family improved Land Use Std: RAPT - Multi Family Res (5+ Units)
Zoning: Clackamas Co.-MRR - Mountain Recreational Neighborhood: Government Camp
Resort District
Watershed: Zigzag River School District: 46 - Oregon Trail
Primary School: WELCHES ELEMENTARY SCHOOL Middle School: WELCHES MIDDLE SCHOOL

High School: SANDY HIGH SCHOOL

Improvement
Year Built: Stories: Fin. SqgFt:
Bedrooms: Bathrooms: Garage:
Exterior Wall Type: Basement Fin. SqFt: Fireplace:
Heat: Roof Type-Cover:

Transfer Information

Rec. Date: 06/19/2012 Sale Price: Doc Num: 2012-038483 Doc Type: Deed
Owner: Mt Hood LLC I Grantor: MT HOOD LLC
Orig. Loan Amt: Title Co: LAWYERS TITLE
Finance Type: Loan Type: Lender:

Sentry Dynamics, Inc. and its customers make no representations, warranties or conditions, express or implied, as to the accuracy or
completeness of information contained in this report.

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min=



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Assessor Map

Parcel ID: 05012068

Site Address:

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this

report.

217

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min=



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Assessor Street Map

Parcel ID: 05012068

Site Address:

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this

report.

/7

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min=



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Aerial Map

Parcel ID: 05012068

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this
report.

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min= a7



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Flood Map - 100 Year

Parcel ID: 05012068

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this
report.

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min= RI7



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Soil Map

Parcel ID: 05012068

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this
report.

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min= RI7



1214122, 2:34 PM Clackamas, UK - geoAdvantage by Sentry bynamics

Zoning Map

Parcel ID: 05012068

Sentry Dynamics, Inc. and its customers make no
representations, warranties or conditions, express or implied, as
to the accuracy or completeness of information contained in this
report.

httna*//elients sentrudvnamics net/nen/ar/clackamas?lavoiit=&min= 717
























121141224, 2:30 PV

L3
CLACKAMFAS
EETCE

Property Account Summary
12/14/2022

|Account Number|05012068| Property Address|NO SITUS , ADDRESS, OR

| General Information

Alternate Property # 38E24A 00408

Property Description Partition Plat 2007-166 PARCEL 2
Property Category Land &/or Buildings

Status Active, Locally Assessed

Tax Code Area 046-065

Remarks

Tax Rate

Description Rate

Total Rate 14.8694

Property Characteristics

Neighborhood 70070: Apts 1.7M > County Wide
Land Class Category 701: Multi-Family Improved
Acreage 1.38

Change property ratio 7XX

| Related Properties

No Related Properties Found

| Parties

Role Percent Name Address

1/4



121141224, 2:30 PV

Taxpayer 100 MT HOOD LLC II PO BOX 69, GOVERNMENT CAMP, OR 97028

Owner 100 MT HOOD LLC II PO BOX 69, GOVERNMENT CAMP, OR 97028
| Property Values

Value Type Tax Year Tax Year Tax Year Tax Year Tax Year

2022 2021 2020 2019 2018

AVR Total $134,474 $130,558 $126,756 $123,065 $119,481
Exempt

TVR Total $134,474 $130,558 $126,756 $123,065 $119,481
Real Mkt Land $419,719 $340,968 $334,044 $318,467 $284,717
Real Mkt Bldg

Real Mkt Total $419,719 $340,968 $334,044 $318,467 $284,717
M5 Mkt Land $419,719 $340,968 $334,044 $318,467 $284,717
M5 Mkt Bldg

M5 SAV

SAVL (MAV Use Portion)

MAV (Market Portion) $134,474 $130,558 $126,756 $123,065 $119,481
Mkt Exception

AV Exception

|Active Exemptions

No Exemptions Found

|Events

gfaf::tive E::;Z Date- Type Remarks

05/30/2013 Annexation CREATE GOVERNMENT CAMP RD DIST, ORD_2012_-11_1—annexed bY
05/30/2013 14:11:00 Completed For ROAD 19 GOVERNMENT CAMP for 2013-Revise District Membership by
Property DEENAMEH
05/11/2009 05/11/2009 Annexation Terminate Govt Camp UR Plan, 2009 pt 3 for 2009-Revise TCA
12:23:00 Completed For Membership by JENMAYO

214



121141224, 2:30 PV

Property

01/10/2008 N SM080291 EFFECTIVE 2008-09: -0.13 AC TO 38E24A 00400 BY P PLAT
01/10/2008  q.15.00 Seg/Merge Initiated 547 4 66. BEFORE 01/01/2008 by LAURIEB

01/10/2008 Seg/Merge . Lo
01/10/2008 gl ol%) Completed Parent in Seg/Merge SM080291, Effective: 01/02/2007 by LAURIEB
07/26/2005 07/26/2005  Created by SM050905 EFFECTIVE 2005-06: PARENT 38E24A 00400 BY 2005-

10:41:00 Seg/Merge 050847: AFTER 01/01/2005, Effective: 01/02/2004 by LAURIEB
06/03/2005 (1)2/ Sg{ 3805 Taxpayer Changed  Property Transfer Filing No.: 122734 06/03/2005 by LAURIEB

07/29/2005 . Property Transfer Filing No.: 122734, Warranty Deed, Recording No.:
06/03/2005  45.06:00 Recording Processed 5455 050846 06/03/2005 by LAURIEB

07/26/2005 . Property Transfer Filing No.: 122327, Warranty Deed, Recording No.:
06/03/2005  44.47:00 Recording Processed 5455 050847 06/03/2005 by LAURIEB

|Tax Balance
No Charges are currently due. If you believe this is incorrect, please contact the Assessor's Office.

Instaliments Payable/Paid for Tax Year(Enter 4-digit Year, then Click-Here): 2022

|Receipts |
Receipt Amount Applied to Total Amount Receipt
Date No. Parcel Due Total Change
11/22/2022 00:00:00 5347633 $1,999.55 $1,999.55 $1,939.56 $0.00
11/08/2021 00:00:00 5042836 $1,929.18 $1,929.18 $1,871.30 $0.00
11/19/2020 00:00:00 4957962 $1,877.49 $1,877.49 $1,821.17 $0.00
11/26/2019 00:00:00 4783282 $1,864.91 $1,864.91 $1,808.96 $0.00
11/19/2018 00:00:00 4563837 $1,783.16 $1,783.16 $1,729.67 $0.00
02/21/2018 00:00:00 4413436 $3,208.63 $3,208.63 $3,208.63 $0.00
03/30/2017 00:00:00 4225241 $2,432.28 $3,715.80 $2,432.28 $0.00
|Sa|es History |
Recording Recording Sale Excise Deed Other
Sale Date Entry Date Date Number Amount Number Type Grantee(Buyer) Parcels

R/4



12014122, 2:30 PV
05/24/2005 07/26/2005 06/03/2005 2005-050847 $0.00 122327 HANNA KIRK D No

MT HOOD LLC

05/24/2005 07/29/2005 06/03/2005 2005-050846 $0.00 122734 Iy

No

| Property Details

Living Area Sq Ft  Manf Struct Size Year Built Improvement Grade Stories Bedrooms Full Baths Half Baths

a/a



121141224, 2:30 PV

CLACKAMAS

Installments Paid/Payable

Parcel Number 05012068 Property Address NO SITUS , ADDRESS, OR

Tax Year 2022
As Of Date:  12/14/2022

Tax Year Category TCA/District Charged Minimum Balance Due Due Date
2022 Property Tax Principal 046-065 $1,999.55 $0.00 $0.00 11/15/2022
TOTAL Due

as of $1,999.55 $0.00 $0.00

12/14/2022







AMENDED AND RESTATED
OPERATING AGREEMENT
OF
MT. HOOD,LLCUI
{an Oregon Limited Liability Company)
THIS AMENDED AND RESTATED OPERATING AGREEMENT, dated effective
January 1, 2012 is made by Yoshida Holdings, LL.C, as the sole member of the limited lability
company (the “Member”), and Mt. Hood, LLC II (the “Company™).

1. Articles of Organization.

Articles of Organization of the Company were filed with the Oregon Secretary of State
on January 13, 2005.

2. Name.

The name of the limited liability company is Mt. Hood, LLCIL.
3 Purpose.

The purpose of the Company is to develop and own real estate, and to exercise all other
powers necessary or reasonably connected or incidental to such purpose and other business that
may be legally exercised by the Company.

4. Duration.

The Comipany shall exist perpetually, unless dissolved as provided herein.

5. Principal Place of Business.

The principal business address of the Company shall initially be §440 N.E. Alderwood

Rd., Suite A, Portland, OR 97220. The Member may relocate the principal place of business or
establish additional offices from time to time.

6. Registered Office and Registered Agent.

The Company’s initial registered office shall be at 1300 SW Fifth Ave., Suite 2300,
Portland, Oregon 97201, and the name of its initial registered agent at such address shall be
DWT Oregon Corp.

7. Member.
The name and address of the sole Member is as follows:

Name Address
Yoshida Holdings, LLC 8440 N.E. Alderwood Rd., Suite A
Portland, OR 97220

PAGE 1 - OPERATING AGREEMENT
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8. Management.

8.1 Number and Qualifications of Managers. The Company shall be managed by a
manager (the “Manager”). The Manager may, but need not be, a member of the Company, and
may be natural persons and/or entities. The Manager of the Company shall be Yoshida
Management, LLC, until its successor is elected and qualified. Notwithstanding the foregoing,
the Member has all the rights and powers specifically set forth in this Agreement and, to the
extent not inconsistent with this Agreement, in the Act.

8.2 Election of Manager. The Manager shall be appointed and elected solely by the
Member, and shall serve for a term ending upon death or resignation of the Manager, or upon
removal and election of a successor Manager by the Member.

8.3 Authority. The Manager shall be an agent of the Company with authority to bind the
Company in the ordinary course of its business, and shall have, to the exclusion of the members,
all of the rights and powers which may be possessed by managers under the Act.
Notwithstanding the foregoing, the Manager shall not have the authority to bind the Company as
to the following matters without first obtaining the approval of the Member:

(a) Sale, lease, exchange, mortgage, pledge, or other transfer or disposition of
all or substantially all the assets of the Company other than in the ordinary
course of business;

{b)  Merger or consolidation of the Company with another entity;

(¢)  Material amendment to or restatement of this Agreement;

(d) A substantial and fundamental change in the nature of the business of the
Company;

(e) The incurrence of an item of indebtedness in excess of § 1,000,000;
) Issuance of Ownership Interests in the Company; or
(g)  Effecting any liquidation or dissolution of the Company.

8.4 Other Activities. The Manager may have other business interests and may engage in
other activities in addition to those relating to the Company.

8.5 Resignation. The Manager may resign at any time by delivering written notice to the
Member. The resignation is effective when the notice is effective under the Act, unless the
notice specifies a later effective date. Once delivered, a notice of resignation is firevocable,
unless revocation is permitted by the Member.

8.6 Removal of Manager by Member. The Member may remove the Manager with or
without cause, at any time, upon written notice to the Manager.

PAGE 2 — OPERATING AGREEMENT
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8.7 Compensation. The compensation of the Manager, if any, shall be fixed from time to
time by the Member. The Manager shall also be entitled to reimbursement for all reasonable
expenses incurred in the performance of its duties as a Manager.

8.8 Other Agents. The Manager may authorize any agent to enter into any lawful
contract or to otherwise act on behalf of the Company. Such authority may be general or be
confined to specific instances.

9, Financial Matters,

9.1 Capital Contribution.

The Member has made capital contributions to the Company.

9.2 Additional Capital Contributions.

The Member is permitted, but is not required, to make additional capital contributions.

9.3 Distributions.

The Manager may, with the approval of the Member, cause the Company to make
distributions to the Member from time to time as permitted by the Act.

9.4 Federal Income Tax Reporting.

At all times when there is only one Member, all items of income, gain, loss, deduction
and credit of the Company shall be reported on the Member’s federal income tax retwmn. The
Member is authorized to make all elections available under applicable law with respect to all
itemns of income, gain, loss, deduction, credit and other tax matters.

9.5 Distributions to Pay Tax Liabilities.

Within ninety (90) days after the end of each fiscal year, the Manager shall cause the
Company shall make a distribution to the Member in an amount equal to at least (3) the
Company’s net tagable income during the fiscal year muitiplied by (b) the lesser of (i) forty-one
percent (41%) or (ii) the sum of the maximum federal and state individual income tax rates of
any member in effect for the fiscal year (taking into account the deductibility of state taxes for
federal income tax purposes), less (c) the amount of any distributions made by the Company
during the fiscal year (other than distributions made during the fiscal year that were required to
be made under the provisions of this Section 9.5 with respect to a prior fiscal year). For purposes
of this Section 9.5, the Company’s net taxable income shall be the net excess of items of
recognized income and gain over the items of recognized loss and deduction reported on the
Company’s federal income tax return for the taxable year with respect to which the distribution

is being made. The Company’s obligation to make such distribution is subject to the restrictions
governing distributions under the Act.

PAGE 3 - OPERATING AGREEMENT



10. Acegounting and Records.

At the expense of the Company, the Manager shall maintain records and accounts of all
operations and expenditures of the Company. At a minimum the Manager shall canse the
Company to keep at its principal place of business the following records:

(@)

(b)
()

(d)

()

A current list and past list, setting forth the full name and last known
mailing address of each member;

A copy of the Articles of Organization and all amendments thereto;

Copies of this Agreement and all amendments hereto, and a copy of any
prior limited liability company agreements no longer in effect;

Copies of the Company’s federal, state, and local tax returns and reports,
if any, for the three (3) most recent years; and

Copies of the Company’s financial statements for the three (3) most recent
years.

11. Dissolution and Ligquidation.

11.1  Events of Dissolution. The Company shall dissolve upon the earliest of:

(2)
(b)

(c)

(d)

A written statement signed by the Member;

The dissolution or similar event in which all or substantially all of the
assets of the Member are liquidated and/or distributed;

The bankruptcy of the Member, or an assignment for the benefit of the
Member’s creditors; or

A. change-in-conirol of the Member after which the shareholders of the
Member prior to the event will hold less than the majority of the voting
capital stock in the Member.

11.2 Liquidation Upon Dissohution and Winding Up. Upon the dissolution of the

Company, the Manager shall wind up the affairs of the Company. A full account of the assets
and liabilities of the Company shall be taken. The assets shall be promptly liquidated and the
proceeds thereof applied as determined by the Manager, subject to the requirements of the Act.

Upon discharging all debts and liabilities, all remaining assets shall be distributed to the Member
or the Member’s representative.

12. Limitation of Liability; Indemnification.

12.1 Limitation of Liability. Neither the Manager nor the Member shall have liability

to the Company or, in the event of the Manager, to the Member, for monetary damages for
conduct as the Manager or the Member, except for acts or omissions that involve a breach of this
Agreement, intentional misconduct, a knowing violation of law, a distribution made in violation
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of ORS 63.229, or for any transaction from which such individual or entity has personally
received a benefit in money, property or services to which such individual or entity was not
legally entitled. Ifthe Act is hereafter amended to authorize Company action further limiting the
personal liability of members, then the liability of the Manager or the Member, as the case may
be, shall be eliminated or limited to the full extent permitted by the Act, as so amended. No
repeal or modification of the Act or this Section 12.] shall adversely affect any right or
protection of the Manager or the Member existing at the time of such repeal or modification for

or with respect to an act or omission of the Manager or the Member occurring prior to such
repeal or modification.

12.2 Indemnification. The Company shall indemnify the Member and/or the Manager
from and against any judgments, settlements, penalties, fines or expenses incurred in a
proceeding to which the Manager or the Member is a party because he, she, or it was the
Manager or the Member; provided, that neither the Manager nor the Member shall be
indemnified from or on account of their respective acts or omissions finally adjudicated to be a
breach of this Agreement, intentional misconduct or a knowing violation of law by the respective
Manager or the Member, conduct of the Manager or the Member, respectively, adjudged to be in
violation of ORS 63.155 and 63.160, or any transaction with respect to which it was finally
adjudged that the Manager or the Member, respectively, received a benefit in money, property or
services to which the Manager or the Member, respectively, was not legally entitled. The right
to indemnification conferred in this Section 12.2 shall be a contract right and shall include the
right to be paid by the Company the expenses incurred in defending any such proceeding in
advance of its final disposition; provided, that the payment of such expenses in advance of the
final disposition of a proceeding shall be made only upon delivery to the Company of an
undertaking, by or on behalf of the Manager or the Member, to repay all amounts so advanced if
it shall ultimately be determined that the Member is not entitled to be indemnified under this
Section 12.2 or otherwise. The right to indemnification and payment of expenses incurred in
defending a proceeding in advance of its final disposition conferred in this Section 12.2 shall not
be exclusive of any other right the Manager or the Member may have or hereafter acquire under
any statute, this Agreement or otherwise. No repeal or modification of the Act or this Section
12.2 shall adversely affect any right of the Manager or the Member to indemnification existing at
the time of such repeal or modification for or with respect to indemnification related to an act or

omission of the Manager or the Member, respectively, occurring prior to such repeal or
modification.

13. Miscellaneous.

13.1 Assignment. The Member may assign in whole or in part the Member’s
membership in the Company.

132 Governing Law. This Agreement shall be construed and enforced in accordance
with the internal laws of the State of Oregon, including without limitation, the Act.

13.3 Amendments. This Agreement may not be amended except in writing by the
Member.
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Exhibit ] — Geotechnical Report

The geotechnical report is protected. Please see
separate attachment to review.
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The geotechnical report is protected. Please see separate attachment to review. 



Exhibit K— ESEE Analysis
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Clackamas County ESEE Analysis
Government Camp Hotel

Report Contributors:
lvy Watson — Senior Natural Resources Scientist - HHPR
Jake Ashford — Natural Resources Scientist - HHPR

Britany Randall — Principal Planner - BRAND Land Use

Prepared January 2023
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Arial View of Subject Property and Existing Development

Section 1: Property Background and Request

The applicant is presenting an ESEE analysis to encroach into the Stream Conservation Area
(SCA) associated with Camp Creek and wetlands located on the development site for the
construction of an extended stay hotel. The subject property presents several challenges for
development such as a steep topography, scattered wetlands, and an SCA that covers a large
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portion of the site. The property is bordered to the north by a sliver of land owned by the
Department of Forestry which has greatly impacted the access points to the newly proposed
development. The site plan being presented for consideration was curated through the
collaboration of several industry experts including natural resource scientists, architects, civil
engineers, structural engineers, general contractors, construction managers, and land use
planners. The development team is presenting a final design that is believed to be the most
economical and includes minimal disturbance to the SCA and wetlands on site.

Camp Creek is identified as a small, Type F stream on the Water Protection Rule Classification
Maps, that flows along the eastern and southern property boundaries. The creek is a tributary
of the Zigzag River, which is a tributary to the Sandy River and the site is within the Sandy River
Watershed. Per Subsections 704.03(D) and 704.04(D), Camp Creek has a 50-foot buffer
designated as SCA.

The proposed development is on a parcel surrounded by roadway infrastructure, restaurants,
retail buildings, lodgings, a fire station, and a cultural center. The potential for the SCA and
wetlands to serve as habitat for wildlife is diminished by these surrounding land uses relative to
the undeveloped forest land to the north, south, and west, beyond Government Camp Loop
and Mount Hood Highway. The vegetation community within the tax lot is a relatively young,
though mature, coniferous forest (trees typically ranging from 5 to 30 inches diameter breast
height), with a few larger trees located along the banks of the creek. During geotechnical
investigations and site visits, erosional material and buried logs were discovered in the upper
soil layers, likely a result of side cast material and cleared trees during construction of
Government Camp Loop. Additionally, many trees have fallen on site, likely partially a result of
unstable soil surface due to past disturbance.

The subject parcel contains 0.64 acres of SCA and 0.16 acres of wetland. A site level delineation
of the Ordinary High-Water Mark (OHWM) of Camp Creek and boundary of wetlands was
conducted by HHPR natural resources scientists prior to this analysis to ensure the accuracy of
the SCA and impact areas. There are impacts to a small portion of the outer extent of the SCA of
Camp Creek and portions of mapped wetlands as part of the proposed conflicting use
development. The proposed development would impact 16 percent of the SCA (0.10 acres) and
11 percent of wetlands (0.02 acres), leaving 0.69 acres of habitat undisturbed. There is 0.01
acres of overlap between the wetland and SCA impacts. Additionally, all temporary impacts will
be restored with replanting and approximately 500 plants will be planted throughout the SCA
for mitigation purposes.

Section 2: Existing Conditions

The development site is approximately 1.38 acres in size and is described as Clackamas County
Assessor Map and Tax Lots 38E24A 00408.
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The development site is approximately 1.38 acres in size and is described as Clackamas County
Assessor Map and Tax Lot 038E24A / 00408, a Vicinity Map is included as Exhibit A.

The site is outside of any incorporate city limits and Urban Growth Boundary. The subject
property is located within Clackamas County and is generally known as Government Camp.

The Comprehensive Plan designations of surrounding properties include:

North: Across E Government Camp Loop; Designation: Government Camp Open Space
Management District (GCOSM)

Designation: Hoodland Residential (HR)

Designation: MRR

Designation: Rural Tourist Commercial (RTC)

Designation: Timber District (TBR)

South: Mountain Recreational Resort (MRR)
East: MRR
West: MRR

The subject property is zoned Mountain Recreational Resort (MRR). Surrounding properties are
zoned as follows:

North: Across E Government Camp Loop, Government Camp Open Space Management District
(GCOSM), Hoodland Residential (HR), Mountain Recreational Resort (MRR), Rural Tourist
Commercial (RTC) and Timber District (TBR).

South: Mountain Recreational Resort (MRR)
East: Mountain Recreational Resort (MRR)

West: Mountain Recreational Resort (MRR)
Section 3: Applicable Zoning Codes

Clackamas County ZDO — 1011.03 Conflict Resolution for Wetlands and Significant Areas

Sections A, B, C, and D

Section 4: Findings Applicable to ESEE Analysis

Clackamas County ZDO — 1011.03 — Conflict Resolution for Wetlands and Significant Areas

High-priority open space wetlands and significant natural areas shall not be disturbed unless
approved through review as a Type |l application pursuant to Section 1307, Procedures, for a
specific commercial or industrial development plan. Approval shall not be granted unless the
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following social, economic, energy, and appropriate environmental considerations are
addressed and satisfied:

A. Social: The proposed development would not result in the loss of a rare, irretrievable, or
irreplaceable natural feature or scientific opportunity, or the disturbance of a
substantially unaltered natural feature or area in or adjacent to the proposed site,
unless the benefit to the public from the proposed use clearly outweighs the public
good from retaining the feature or area.

Applicant’s Findings:

The disturbance to the SCA is the least impact possible while still allowing reasonable
development of the subject property. In fact, if the proposed use was for multiple family, rather
than an extended stay hotel, the proposed impact to the SCA would be significantly less than the
25 percent threshold allowed for multiple family developments. The development team believes
that the minimization measures included in the site design combined with the mitigation plan
included with this ESEE submittal, will ensure no loss of rare, irretrievable, or irreplaceable
natural feature or scientific opportunity, or the disturbance of a substantially unaltered natural
feature or area in or adjacent to the proposed site.

During the course of designing the hotel, experts made several visits to the site. They observed
the site at different times of the year, studied and surveyed the land and overall became very
familiar with the natural features of the site. Though the site is densely forested, it is a relatively
young, previously disturbed forest, as documented by the geotechnical and wetland
investigations, and does not constitute a rare, irretrievable or irreplaceable natural feature, or
substantially unaltered natural feature. The proposal minimizes encroachment into wetland and
the SCA and avoids degradation of SCA functions.

The applicant and development team agree that the goal is to maintain as much of the naturally
occurring features as possible and the presented plan does just that while still providing an
option for reasonable development of the property. Mitigation is also being proposed to the
greatest extent practicable. The site is covered in heavy vegetation, which the mitigation plan
takes into consideration. The mitigation plan was designed to not overcrowd or choke existing
and newly proposed plant materials.

Because the proposal does not remove any Significant Natural Area and impacts a very small
portion of the SCA for Camp Creek, it is the position of the development team and the applicant
that the proposed use of the site will be a benefit to the community by providing more
opportunities for employment in hospitality and for tourism considering the development site’s
close proximity to Government Camp Village.
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Wetland and SCA Impacts Minimization Efforts

Impacts to wetlands and SCA have been minimized through careful project design, building
location, and strategic construction planning. The building site was located as far from the SCA
as possible within the parcel. Additionally, much of the parking for the facility and the driveway
access were moved below the building and some parking was redistributed away from the SCA.
Additional parking spots were removed to the extent feasible. The project design utilizes walls
whenever possible to minimize impacts associated with graded slopes adjacent to structures.
Finally, the southeast corner of the building will be cantilevered to minimize impacts to the
wetlands and the SCA. Although tree removal will still be required within the footprint, the soil,
hydrology, and understory vegetation will remain intact.

Mitigation

The project will mitigate for loss of habitat. All temporary impact areas will be replanted with
native vegetation similar to the vegetation present on site. The remaining stream buffer
function will be enhanced with understory tree plantings targeting existing forest canopy gaps
created by numerous windthrows. Portions of the SCA will be restored by decommissioning and
replanting remaining portions of an existing walking path that will be cut off by the
development. Approximately 64 trees and 436 shrubs and grasses will be planted for mitigation.
Native grass seed mix will also be used to cover disturbed areas to prevent erosion and non-
native recruitment post construction.

Rare and Endangered Species Habitat

United States Fish and Wildlife Service’s (USFWS) Information for Planning and Consultation
(IPaC) lists northern spotted owl (Strix occidentalis caurina), monarch butterfly (Danacus
plexippus), and whitebark pine (Pinus albicaulis) as species that have potential to occur within
the vicinity, which includes wetlands and the SCA for Camp Creek. Due to the developed nature
of the surrounding land and the proximity to moderately trafficked roadways, the parcel is not
suitable for northern spotted owl nesting or foraging. Monarch butterflies require secure
patches of milkweed (Asclepias spp.) and safe travel corridors for migration, and generally
forage at lower elevations. No milkweed was observed within the parcel. No whitebark pine
trees were observed within the parcel either.

StreamNet Mapper shows coastal cutthroat trout are present within the reach of Camp Creek
adjacent to the project. Coastal cutthroat trout are a species of concern to the USFWS, but are
not federally threatened or endangered. No listed fish are present within this reach of Camp
Creek. The project will not impact fish habitat because stormwater from the site will be treated
and detained to National Oceanic and Atmospheric Administration (NOAA) Fisheries Standard
Local Operating Procedures for Endangered Species Stormwater Transportation and Utilities
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(SLOPES STU) programmatic biological opinion standards and no hydrology is being removed
from the system.

Wetland and SCA Functions

The development is located along the roadway to minimize fragmentation of the remaining
forested area. Much of the development footprint overlaps a large berm of material that was
placed on the site during the construction of Government Camp Loop. Vegetation removal will
occur at the outer fringes of the SCA and wetlands, away from Camp Creek. No vegetation
removal or disturbance will occur on the stream banks and no work will occur within the creek.
Large wood and log jams, which are abundant on the site, will not be removed from Camp Creek
or its banks.

During site visits, the wetlands were determined to have high function regarding amphibian
habitat, potential fish habitat adjacent to the stream, and temperature regulation. Temperature
regulation, filtration, cover from predators, refugia from high flows, and large wood recruitment
functions provided by streamside vegetation and large wood will not be diminished by this
development. A large portion of the wetlands, including all of the wetland areas closest to Camp
Creek will be preserved. Refugia and forage habitat for amphibians will remain mostly
undisturbed and areas between wetlands will remain undisturbed and will not include human-
made passage barriers. No wetlands adjacent to Camp Creek will be disturbed and any
potentially flooded wetland fish habitat will remain intact. The thermal reqgulation function of
the wetlands will be minimally disturbed. A small portion of the wetlands will be impacted and
only two wetland trees will be removed. Most of the shrub layer will be retained and shading
will likely remain relatively consistent with existing conditions. In addition, the project will
decommission and replant the existing footpath where it crosses the SCA, as well as plant
understory conifer to fill in windthrow gaps. This mitigation effort will increase cover within the
SCA and provide a long-term resilience for riparian functions as saplings mature and replace
fallen trees in the canopy.

No impacts to salmon spawning and rearing habitat are anticipated. The project construction
will implement Best Management Practices (BMPs) and stormwater from the development will
be treated to SLOPES STU standards before it is released into upland upslope of wetlands and
Camp Creek. The closest passage barrier to the project site is Yocum Falls (1.75 miles
downstream) which blocks Chinook salmon and steelhead migration. Coho salmon presence is
also mapped 0.8 miles downstream of Yocum Falls. Resident coastal cutthroat trout are present
in Camp Creek above Yocum Falls, but no adverse effects to fish habitat, including salmonids,
are anticipated. The project will preserve a wide swath of undisturbed riparian vegetation
(typically 25 - 55 feet wide) between the development and Camp Creek. The wetland areas
where impacts are proposed are significantly upslope of the stream and are not potential fish
habitats, even during high water events.
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SCA and wetland impacts are minimal (0.12 acres) and one spring-fed ditch is being relocated
230 feet to the east. Water from this ditch will disperse into uplands and filter through
vegetation and soil into the onsite wetlands and Camp Creek, similar to the existing condition,
while retaining its hydrologic connection.

Impacts proposed under this conflicting use will not diminish water storage or infiltration
functions on the site because the stormwater from the development will be collected, treated,
and dispersed back into the vegetated area through a SLOPES STU compliant stormwater
facility.

B. Economic:
1. The wetland or significant natural area must be disturbed for reasonable use of
the site and, if not disturbed, the applicant would be substantially damaged.
2. The use proposed is a benefit to the community and meets a substantial public
need or provides for a public good which clearly outweighs retention of the
wetland or significant natural area.

Applicant’s Findings:

Criteria 1. The applicant has engaged an A & E team and development consultants with many
decades of experience working on this type of project, and on challenging sites throughout the
Northwest. This team has spent over 30 months exploring and testing multiple design concepts
in order to satisfy Clackamas County Development ordinances, minimize impacts to wetlands
and SCA, and produce an extended stay lodge that is economically viable and sustainable.

As demonstrated by several studies and exhibits which accompany this written statement, the
site has a number of encumbrances and conditions which present significant development and
construction challenges. Along the entire southerly portion of the site is a substantial SCA which
comprises 46% of the gross land area. There are wetlands present, extreme topography and
several feet of fill in the upper soils horizons which are laden with organic materials and forest
debris, most likely a result of excavation spoils from construction of Government Camp Road.
Over the decades, a medium density forest has grown on the site with typical vegetation and
understory. The site is bound to the north by a sliver of land owned by the U.S. Department of
Forestry which greatly limits public right of way access on the majority of northerly frontage.
This has forced a single point access on the easterly portion of the site. Because the wetlands
are mapped in disperse locations across the allowable building site, it is impossible to develop
the property without some impacts. However the wetlands impact is only 12.5 % of the total
mapped wetlands (.02 Acre of .16 Acre).

These site challenges have been balanced with the development requirements of the county
which results in the project presented. It should be noted that if the proposed use of the site
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were to be multiple family (allowable by zoning code), the impact to the SCA would be allowed
without additional analysis as it falls within the 25 percent threshold for that use type.

If not allowed to develop the site as proposed, the applicant will suffer significant sunk costs as
well as opportunity costs, loss of future revenues and value creation. Over $459,000 has already
been invested in planning, design, engineering and analyzing of multiple development concepts.
The proposed development is demonstrably the highest and best use for the property. Market
analysis has demonstrated a significant demand for additional lodging rooms in the
Government Camp area. The land valuation based on the proposed development concept is
estimated at 53,470,000 as raw land. This is substantiated by the few recent sales which have
taken place in the Government Camp area. When fully developed, the land value will be
significantly higher, and the hotel is projected to create a net operating income over 52 million
annually. The capitalized value of the hotel, based on market cap rates will be well in excess of
$25 million, which will likely create county tax revenue in the area of S300,000 per year. The
minimal impacts to wetlands and SCA far outweigh the loss of sunk costs and value creation
noted above if the property is not developed as proposed.

Criteria 2. In accordance with the economics portion of the Clackamas County Comprehensive
Plan, some of the target industries the county wants to see more of are
hotels/motels/conference uses. This use is identified as one which would support the economic
growth of Clackamas County. The proposal supports the three goals of the economics portion of
the Clackamas County Comprehensive Plan which are as follows:

1. Establish a broad-based, stable, and growing economy to provide employment
opportunities to meet the needs of the County's residents.

2. Retain and support the expansion of existing industries and businesses.

3. Attract new industrial and commercial development that is consistent with
environmental quality, community livability, and the needs of County residents.

The development of the hotel will bring several varied employment opportunities within the
hospitality industry including management staff, maintenance staff, kitchen and wait staff,
housekeeping staff, front desk staff, supplied and accounting staff, etc. In Government Camp,
one of the largest industries which provides the most employment opportunities is the tourism
and hospitality industry. The proposed development and use of the site is supportive of and will
contribute to this industry by bringing more employment opportunities and more opportunities
for patrons to visit and enjoy the area contributing to the local economy. Though the
development is seeking a minor deviation from the applicable standards to make minor impacts
to the edge of the SCA on the site, the proposed development has proven to be consistent with
environmental quality standards, community livability, and the needs of Clackamas County
residents. Because the proposal does not remove any significant natural area and impacts a
very small portion of wetlands and the SCA for Camp Creek, it is the position of the development
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team and the applicant that the proposed use of the site will be a benefit to the community by
providing more opportunities for tourism and recreation considering the development site’s
close proximity to Government Camp Village, Ski Bow! and Timberline Lodge.

C. Energy:

1. Disturbance of the open space will not require public costs, including
maintenance, due to secondary impacts, or exacerbate existing conditions.

2. The development, as proposed, supports the Comprehensive Plan policies for
energy efficient land use considering such things as transportation costs,
efficient utilization of urban services, area self-sufficiency, and retention of
natural features which create microclimates conducive to energy efficiency.

Applicant’s Findings: Upon review of the natural resources and energy component of the
Clackamas County’s Comprehensive Plan, it is believed the following policies are the most
pertinent to the proposed development of the subject property.

3.A.1 Maintain rivers and streams in their natural state to the maximum practicable extent
through sound water and land management practices. Consideration shall be given to natural,
scenic, historic, economic, cultural, and recreational qualities of the rivers and adjacent lands.

3.A.2 Apply erosion and sediment reduction practices in all river basins to assist in maintaining
water quality. Existing riparian vegetation along streams and riverbanks should be retained to
provide fisheries and wildlife habitat, minimize erosion and scouring, retard water velocities,
and suppress water temperatures.

3.A.3 For areas that are outside both the Metropolitan Service District Boundary and the
Portland Metropolitan Urban Growth Boundary, require preservation of a buffer or filter strip of
natural vegetation along all river and stream banks as shown on the adopted Water Protection
Rules Classification (WPRC) Maps. The depth of the buffer or filter strip will be dependent on the
proposed use or development, width of river or stream, steepness of terrain, type of soil, existing
vegetation, and other contributing factors, but will not exceed 150 feet. River and stream
corridor crossings shall be permitted provided they do not interfere with fish movement.
Commercial forest activities and harvesting practices shall provide for vegetation buffers and
the intended shading, soil stabilizing, and water filtering effects as required by the Oregon
Forest Practices Act and administered by the State Department of Forestry. Tree cutting
activities associated with river or stream enhancement projects approved by the Oregon
Department of Fish and Wildlife are exempt from this policy.

3.A.9 Decisions regarding developments in Principal River Conservation Areas, Stream
Conservation Areas, and Habitat Conservation Areas shall be consistent with the applicable
Economic, Social, Environmental and Energy (ESEE) analyses for the watershed.
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As demonstrated both through this written assessment of the impacts proposed and through
the exhibits provided, each applicable comprehensive plan policy is still being met by the
proposal. Mitigation including replating to the greatest extent possible is proposed and it is
reiterated that the impact is to a very minor portion of wetland and the SCA, and not to the
embankment of Camp Creek.

D. Environmental: Disturbance of the wetland or significant natural area is minimized, as
provided under Subsection 1011.02(C), and the review process and conditions of
development pursuant to Section 1103, Open Space Review, and the following
conditions are satisfied:

1. 1. Wetlands:

a. The wetland can be altered without substantial adverse impact upon
the character of the area, and function of the wetland.

b. The wetland does not support rare or endangered species.

c. Elimination, alteration, or relocation does not significantly alter water
movement, including normal levels or rates of runoff into and from
wetlands.

d. The proposed use or alteration of the wetland is approved by the U.S.
Army Corps of Engineers and the Oregon Department of State Lands.

Applicant’s Findings:

1011.03.D.1(a) The wetland can be altered without substantial adverse impact upon the
character of the area, and function of the wetlands.

The wetland can be altered without substantial adverse impact upon the character of the area
and function of the wetland. The parcel is a small patch of forest within a developed area of
Government Camp. The development will match surrounding land use and preserve a large part
of the forested area, consistent with the character of the area. The wetlands function as
amphibian habitat, thermal regulators, and the portions that flood function as fish habitat.
These functions will be undiminished. The majority of wetlands on the site are within the SCA
and will be protected. Proposed wetland impacts are minimal (0.02 acres) at the outer fringe of
the wetlands, away from Camp Creek.

1011.03.D.1(b) The wetland does not support rare or endangered species.

No rare or endangered species or habitats were identified during site visits. The level of
disturbance at the site and in the immediate vicinity make it unsuitable for northern spotted
owl. No Endangered Species Act (ESA)-listed salmonids access this section of Camp Creek due to
a downstream fish passage barrier (Yocum Falls). Whitebark pine, a listed species occurring in
the Mount Hood area, is not present based on the field investigation.
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1011.03.D.1(c) Elimination, alteration, or relocation does not significantly alter water
movement, including normal levels, or rates of runoff into and from wetlands.

A spring-fed ditch is being relocated 230 feet to the east and will outfall in upland, adjacent to
wetlands, in the eastern portion of the parcel, approximately 5 feet from Camp Creek’s OHWM.
The relocated outfall will remain within the local complex of swales and wetlands within the
parcel. The water from the ditch will maintain its hydrologic connection with the wetlands in this
area and will partially infiltrate and flow into groundwater and Camp Creek, similar to its
existing condition. Additionally, the stormwater collected from the building footprint will be
collected, treated, and discharged via dispersion mechanisms.

1011.03.D.1(d) The proposed use or alteration of the wetland is approved by the US Army
Corps of Engineers and Department of State Lands.

A wetland delineation of the parcel is currently under review by Department of State Lands
(DSL). A Joint Permit Application (JPA) is being prepared and will be submitted to United States
Army Corps of Engineers (USACE) and DSL. The county stated that a concurrent review with DSL
and USACE would be acceptable during a meeting on August 23, 2022. The project will be
pursuing a Nationwide Permit 39: Commercial and Institutional Developments through USACE
and an Individual Permit through DSL. The project will not be constructed without approval from
USACE and DSL.

Clackamas County ZDO — 704.05 — River and Stream Conservation Area (SCA) Setback
Exemptions
B. In addition to the exemptions listed in Subsection 704.05(A), the minimum setback standards
of Section 704 may be modified for purposes consistent with the adopted Economic, Social,
Environmental, and Energy [ESEE] analyses for the applicable watershed.

Applicant’s Findings: As demonstrated in the proceeding ESEE Analysis pertaining to Open
Space review criteria, the proposed project is consistent with the adopted ESEE analysis for the
Sandy River Watershed. The project has minimized proposed encroachment into the SCA in
order to minimize conflict with the setback standards of Section 704. In addition, the
development, combined with the proposed revegetation and mitigation, will avoid a net loss of
SCA function by protecting and enhancing the riparian buffer and wetlands closest to the creek,
implementing BMPs to protect undisturbed areas during construction, managing onsite
stormwater consistent with the SLOPES STU programmatic biological opinion from NOAA
Fisheries, and returning stormwater to the onsite system to avoid impacts to wetland and
stream hydrology. Functions of the SCA, including those that support resident fish habitat and
downstream listed-fish habitat, will be preserved. On the other hand, the economic and social
benefits of developing this parcel in the heart of Government Camp are substantial, as outlined
in the proceeding sections.
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Section 5: Conclusion

Based on the facts and findings presented by the applicant within this detailed written
narrative, the applicant believes they have satisfied the burden of proof and demonstrated how
the proposal not only satisfies all applicable criteria but would also be a benefit to the
community by providing a needed improvement to the subject site in Government Camp.

Section 6: Exhibits
Exhibit A — SCA Impact Site Plan

Exhibit B — Mitigation and Restoration Plan

Page | 12



Exhibit A — SCA Impact Site Plan
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Exhibit B — Mitigation and Restoration Plan
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Government Camp Hotel
Stormwater Management Report
October 2022

PROJECT OVERVIEW

The proposed hotel is located north of Collins Lake Resort condominium, West of East Multorpor Rd, and East
of East Collins Lake Rd along Government Camp Loop in Government Camp Oregon. The proposed project site
encompasses +1.38 acres (Tax Lot 38E24A 00408, Clackamas County Assessor’s Map 38E24A). Site
improvements include the construction of a private parking lot, frontage improvements along E Government
Camp Loop and development of a new five-story hotel. The project will disturb a total of 0.73 acres.

The purpose of this stormwater management report is to present stormwater best management practices
(BMP) for conveyance, detention, infiltration, and water quality treatment to be installed as part of the
development. This study demonstrates that the proposed design meets or exceeds Clackamas County Water
Environment Services (WES) standards, NFMS Standard Local Operating Procedures of Endangered Species
(SLOPES V) STU Programmatic Biological Opinion (March 14, 2014), and Department of Environmental Quality’s
(DEQ) 401 Water Quality Certification.

The project will relocate an existing outfall and construct a new outfall to a tributary of Camp Creek that
borders the south property line. The proposed design will meet current National Marine Fisheries Service
(NFMS) stormwater design criteria to comply with Section 7(a)(2) of the Endangered species act (ESA). The
creek tributary is minor; however, Oregon Department of Wildlife has identified this stream as having fish
passage potential. Erosion control measures will be in place during and after construction to prevent pollution
and disturbance to Camp Creek tributary from the project site.

Table 1 below summarizes the design criteria for this project and Table 2 on the following page denotes the
governing precipitation rates used in the design.

Table 1. WES & NMFS Stormwater Management Requirements

Design Requirement WES & NMFS Governing Criteria

Water Quality First 1-inch of stormwater runoff from 24-hour storm event per WES
67% of 2-year; 24-hour storm (3.02”/24 hr) per NMFS
Detention Match the post-developed 2-year storm event to % of the pre-developed 2-

year discharge rate. Match pre-developed discharge rates between 5-year
storm event to 25-year flow event per WES criteria
Match pre-developed discharge rates between 42% of the 2-year event to the
10-year flow event per NMFS/SLOPES V criteria

Conveyance 10-Year Rational Method Storm Pipe (<10 acres)
25-Year 24-hour Storm Pipe, Open Channels (>10 acres)
100-Year 24-hour Storm Culverts (> 640 acres)

Infiltration No on-site infiltration per Geotechnical investigation

Note: Bold cells in Table 1 denote the governing design criteria.
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Table 2. Precipitation Frequency Estimates

NMFS WES Return Period in Hydraflow
Precip (in/hr) Event Precip (in/hr) Model for governing design
storm
waQ: 3.02 waQ: 1.0 WQ 1-yr (NMFS)
42% of 2-yr: 1.89 6 mo.: N/A 3-yr (NMFS)
2-yr: 4.5 2-yr: 4.5 2-yr (WES/NMFS)
5-yr: 5.5 5-yr: 5.5 5-yr (WES/NMFS)
10-yr: 6.0 10-yr: 6.0 10-yr (WES/NMFS)
25-yr: 6.5 25-yr: 6.5 25-yr (WES/NMFS)
100-yr: 7.5 100-yr: 7.5 100-yr (WES/NMFS)

Note: Bold cells in Table 2 denote the governing storm event rainfall frequencies and intensities. All rainfall
precipitation estimates from the NOAA Atlas 2, Volume 10 isopluvial maps shown in Appendix B.

BASIN CHARACTERISTICS

Pre-Developed Site Conditions

The existing site consists of undeveloped forest land with interconnected walking trails, where steep on-site
grades varying from +10 to +35 percent. The site has a high point of +3830 feet at the northeast corner of the
property, and a low point of £3789 feet in the southwest corner of the property. The existing runoff is routed
south to a small tributary along the southern property line, before flowing west for approximately 2000 feet to
the confluence of Camp Creek. See Figure 2 for the Pre-Developed Basin Delineation Map.

The existing property currently receives a small amount of runoff from the existing bordering development to
the north via Government Camp Loop. An existing 12" culvert outfalls to a conveyance ditch along the north
end of the property before sheet 