THE COVE
Oregon City, Oregon

An Application for:

Amended Concept Development Plan (CDP)
Detailed Development Plan (DDP)

Natural Resource Overlay District Review
Geologic Hazards Overlay Review

Originally Submitted: July 6, 2015
Updated and Resubmitted: October 8, 2015

Applicant:

Grand Cove, LLC

4582 S Ulster St, Suite 1200
Denver, Colorado 80237
(720) 889- 9209

(720) 272-7226

Prepared by:

Cardno

5415 SW Westgate Drive, Suite 100
Portland, Oregon 97221

(503) 419-2500

21509220



PAGE INTENTIONALLY LEFT BLANK



TABLE OF CONTENTS

I LA I @ 16 O I [ U UPPTRR 5
SUMMARY OF PROPOSAL ...veeiiiiittitteeeeititeeessitseeeeesstaeeeessaaeeeeaeassaeeeesaassseaeaanssaaeeesassseeeesassaeeenas 7
PROJECT SUMMARY ....uitiiieeeittieeeeeitteeeeeestae e e e e sateeeeesaaaaeeeeaasasseeeeasssaeeeaaassaeeesansaaeeesansaeeeesansees 7
PROJECT IMISSION .iittiiteeeiteie e e e etttee e e e ettt e e e ettt e e e e e ssaeeeeeaasseeeaeeastseeeeeantbeeeeaantbeeeesansseneeeensees 7
LAND USE APPROVAL HISTORY SUMMARY ......coviiiriiriniireininiiseesinesssiesssessssssssesssnsaeens 7
PROJECT DESCRIPTION w....oouitiiiiiiiiiiiieiesee ettt 10
VESTING AND APPLICABLE CODE CRITERIA ...ceiitttiieeiiiiiieeaaiieeeeaasiieeeessssseeeesssnsseeessasseeeessnnsneens 16

THE COVE CONCEPTUAL DEVELOPMENT PLAN ...uiii e 19
MASTER PLAN BOUNDARY .....uiiiiiiiitiiieeeiitite e e e siitee e e e ettt e e e asteeeeesanseeeeeasnsseaaeaastneaeesansaeneesannes 19
EXISTING CONDITIONS ....eetieiiuttieeeeittteeeeaittseeeesesaaeeeesasseeeeaaasseeeaasssaeeeeaassaaeeesansseeeesasseeeesaansees 20
SURROUNDING USES......cciiutiiiieiiiiit e e e ettt e e ettt e e ettt e e e ettt e e e e e et e e e e e s e e e e s antaaeeesansbaeeessnaeeeeas 21

Conditions Of Previous APPrOValS. ...t eeeeeeeeaaes 22
2008 CDP APPROVAL # CP 08-05 .....uuiiieiiiiiiiiiie ettt e e e e eanee s 22
2009 CDP AMENDMENT # CP 09-02.....cciiiiiiieiii e e e e et e et e e e e e eaaeees 29

[I. OREGON CITY MUNICIPAL CODE ......iiiiiiiieeeeeis et 33
CHAPTER 12.04 STREETS, SIDEWALKS AND PUBLICPLACES.........coii i, 33
CHAPTER 12.08 - PUBLIC AND STREET TREES ......ccotiiiiii e 42

TITLE 13 PUBLIC SERVICES ... .ot e e 44
CHAPTER 13.04 WATER SERVICE SYSTEM... oottt e e e e 44
CHAPTER 13.08 SEWER REGULATIONS . ... i e e e e e 44
CHAPTER 13.12 STORMWATER MANAGEMENT ..ot 44
CHAPTER 15.48 GRADING, FILLING AND EXCAVATING......ciiiiiiiiieeiiiiii e 47

LI L= A 74 @ 1\ 111 L 47
CHAPTER 17.06 ZONING DISTRICT CLASSIFICATIONS ... 47
CHAPTER 17.34 "MUD"—MIXED-USE DOWNTOWN DISTRICT ....ccviiieeeie e, 48
CHAPTER 17.41 TREE PROTECTION STANDARDS .......coiiiiie e 50
CHAPTER 17.42 - FLOOD MANAGEMENT OVERLAY DISTRICT ...iiiiiiiiiiieeieeeiee e 51
CHAPTER 17.44 - US—GEOLOGIC HAZARDS . ... et 52
CHAPTER 17.47 EROSION AND SEDIMENT CONTROL ...ccvvuiiiiiiiiis e 55
CHAPTER 17.49 - NATURAL RESOURCE OVERLAY DISTRICT ..oviiiiiiiiiceeiiei e 55
CHAPTER 17.50 ADMINISTRATION AND PROCEDURES ... 56
CHAPTER 17.52 OFF-STREET PARKING AND LOADING ..ot 58
CHAPTER 17.54 SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS......ccccvtiiiiiiieeaeeeenines 68
CHAPTER 17.62 SITE PLAN AND DESIGN REVIEW. ... 70

The Cove 3 Cardno

Amended CDP & DDP October 8, 2015



CHAPTER 17.65 - MASTER PLANS

[l CONCLUSION ...ouiiiiic e
EXHIBITS

Exhibit A Application Forms

Exhibit B CDP & DDP Plan Sets

Exhibit C Tax Map & Title Report

Exhibit D Pre-App Notes/City Maps
Exhibit E Traffic Impact Study

Exhibit F NROD Report

Exhibit G Geotechnical Report

Exhibit H Preliminary Drainage Report
Exhibit | Floodplain Balance Memo
Exhibit J Site Lighting Details

Exhibit K Materials Board

Exhibit L Neighborhood Meeting Materials
Exhibit M Site Aerial

Exhibit N Tree Removal Plan

Exhibit O Construction Management Plan
The Cove

Amended CDP & DDP

Cardno
October 8, 2015



l. INTRODUCTION

General Information

Applicant: Grand Cove, LLC
4582 S Ulster St, Suite 1200

Denver, CO 80237
(720) 889- 9209

(720) 272-7226
Contact: Paul Herskowitz
pherskowitz@grandpeaks.com

Property Owner—
Lots 1, 3-7 Urban Renewal Agency of Oregon City
Tracts A-D P.O. Box 3040
Oregon City, OR 97045-0304

Garden Apartments Woodley Properties Inc
Site 24800 SW Quarryview Dr
Lot 2 Wilsonville, OR 97070-6825

Tri-City Services District
Tri-City Services 150 Beavercreek Road

District Site Oregon City, OR 97045-4302

Applicant’s Cardno

Representative 5415 SW Westgate Drive; Suite 100
Portland, Oregon 97221
(503) 419-2500 phone
Contact: Read Stapleton, AICP
read.stapleton@cardno.com

Tax Lot Information: Tax Lot 1100 on Map 22E20
Tax Lots 2800, 2900, 3000, 3100, 3200, 3300, 3400,
3500, 3600, 3700 on Map 22E29
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PROJECT TEAM

Planning, Civil Engineering,

Landscape Architecture

Architect

Traffic Engineer

Geotechnical Engineer

Wetland Biologist
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Cardno
5415 SW Westgate Dr, Suite 100
Portland, OR 97221
(503) 419-2500
Contacts: Read Stapleton, AICP
Mike Towle, P.E.
Pat Gaynor, ASLA

Hill Architects

1750 Blankenship Rd, Suite 400
West Linn, Oregon 97068

(503) 305-8033

Contact: Lloyd Hill, AlIA

Kittelson and Associates, Inc.
610 SW Alder Ave., Suite 700
Portland, OR 97205

(503) 535-7447

Contact: Brian Dunn

Apex

9615 SW Allen Boulevard, Suite 106
Portland, Oregon 97005

(503) 924-4704

Contact: Stu Albright, PE
Geopacific Engineering

14835 SW 72" Avenue

Portland, Oregon 97224

(503) 598-8445

Contact: Ben Cook, RG, LG

Pacific Habitat Services

9450 SW Commerce Circle, Ste 180
Wilsonville, OR 97070

(503) 570-0800

Contact: John van Staveren
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SUMMARY OF PROPOSAL

PROJECT SUMMARY

On behalf of Grand Cove LLC (GCLLC), an affiliate of a multi-family residential developer based
out of Denver, Colorado, Cardno is submitting a land use application package that will amend the
existing Concept Development Plan approval (CP 08-05/CP 09-02) for The Cove master plan to
revise the anticipated phasing of improvements identified in the most recent Concept
Development Plan approval (CP 09-02) and request other minor adjustments from the approved
land uses and design detailed in the previous concept plan submittals.

In addition, this application package requests approval of a Detailed Development Plan (DDP) for
the construction of approximately 244 multi-family units within 12 buildings located at the
southwest intersection of Main Street and Agnes Street. In conjunction with this first phase of
development, the applicant will be providing first phase infrastructure, including road, trail and
utility improvements. In addition to the CDP amendment and DDP requests, the applicant is
requesting permit approvals and authorizations under the Geologic Hazards (Chapter 17.44),
Flood Management Overlay District (Chapter 17.42) and Natural Resource Overlay District
(Chapter 17.49) provisions in the Oregon City Municipal Code (OCMC) for Phase 1 site and
infrastructure improvements.

PROJECT MISSION

Consistent with the original master plan vision for the Cove, the project mission for The Cove is
to create an exciting new master-planned mixed-use waterfront village that will connect developed
areas with open spaces through a network of multi-modal pathways, trails and a waterfront
esplanade.

LAND USE APPROVAL HISTORY SUMMARY
2008 Concept Development Plan (CP 08-05)

On February 10, 2009 the City of Oregon City issued final approval of a CDP for The Cove,
a master planned development surrounding the Clackamette Cove. The CDP proposed
that the project would be built in eight phases over 10-years and the record established a
CDP expiration date of February 10, 2019. The CDP identified that the project would be
developed with the following land uses:

e 224 Condominium Units for lease—Lots 3, 4, 6 & 7;
e 8,000 square foot high turnover restaurant;

e 8,000 square foot “quality” restaurant;

e 42,300 square feet of general office; and,

e 80,000 square feet of medical office

2008 Detailed Development Plan (DP 08-13)

Concurrent with the 2008 CDP request, the applicant requested approval of a detailed
development plan for anticipated Phase 1 site improvements. These included:

e Mass grading

The Cove Cardno
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Multi-family apartment area
North Park
Mixed Use Building and parcel south of Main Street

o O O

0 Water Quality Resource Area (Main St and Mixed Use Building)
e Infrastructure
0 Main Street (fully improved)
o Agnes Avenue
= Half street improvements up to North Park
= 20-foot paved width to Washington
o Utilities in Agnes up to North Park
¢ North Park final landscape improvements

e Water Quality Area landscaping around mixed-use building

2008 Water Resource Review (WR 08-21)

At the time that the 2008 CDP application was vested, the OCMC included Chapter 17.49,
Water Quality Resource Overlay District, which included provisions regarding riparian
buffer requirements. On The Cove site, the standard buffer width from the ordinary high
water line (OHWL) of the Clackamette Cove was 250-feet. Through the Water Quality
Resource and CDP review, the applicant requested, and the City granted, approval of a
reduction of the Water Quality Resource Area (WQRA) from 250-feet to 50-feet. The
applicant also requested a limited encroachment into the 50-foot buffer for the purposes
of constructing a mixed use office building on Lot 1 of the development. The establishment
of a 50-foot buffer through the 2008 CDP review remains valid.

2008 Subdivision Review (TP 08-11)

Included with the suite of approvals was a proposal to subdivide parent parcels within the
aggregated Cove master plan site and dedicated public rights-fo-way. The City approved
this request in conjunction with the package of requested land use approvals.

2008 Geologic Hazards Review (US 08-03)

The 2008 application package included a request for review under OCMC 17.44, US —
Geologic Hazards. Site conditions that triggered this review included steep slopes
adjacent to the south and southeast bank of Clackamette Cove. The applicant provided a
geotechnical report prepared by Ash Creek Associates to validate project compliance with
the applicable standards of OCMC 17.44.

2009 Concept Development Plan Amendment (CP 09-02)

Shortly after the original CDP (CP 08-05) was approved, the Applicant submitted a CDP
amendment request filed by the City under CP 09-02. This amendment request sought to
add approximately 2.5 acres of land from the “Tri-City” property to the master plan
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boundary, thereby increasing the total site area to 95-acres (including the 46-acres of the
Clackamette Cove waterbody). Additional changes were requested in the 2009
amendment that requested the following modifications:

Reduce the footprint of a mixed use building located in the southwest corner of the
site by 10 feet in width on each side and add retail uses within the building.

Remove two of the approved access drives in the condo building parking area to
allow for a gentler slope transition into the basement parking area of the units.

Relocate 80,000 square feet of mixed use building area from the Glazier site to an
area located between Condo buildings 3 and 4. Condo buildings 3 and 4 were
reduced by 22 residential units each to accommodate the addition of the mixed
use building, resulting in a total of 180 condo residential units in six buildings.

Add up to 220 apartments or up to 80,000 square feet of office use on the Glazier
site.

Add the approximately 2.5 acre Tri-City property to the concept master plan
boundary.

Relocate a proposed recreation facility along the north side of Main Street to the
apartment site and remove the associated on-street parking along Main Street.

The table below identifies the changes in land uses for The Cove as requested and
approved under CP-09-02.

2008 CDP Approval 2009 CDP Amendment (CP 09-
Land Use

(CP 08-05) 02)

Condominiums 224 units. Lots 3,4, 6 & 180 units. Lots 3,4,6 &7
7

Apartments 0 220
Retail Sales 3,520 SF. Lot 1
High Turnover 8,000 SF. Lot 1 6,750 SF. Lot 1
Restaurant
Quality Restaurant 8,000 SF. Lot 1 6,800 SF. Lot 1
General Office 42,300 SF. Lot 1 51,920 SF. Lot 1
Medical Office 80,000 SF. Lot5 80,000 SF. Lot 2

The City approved the CDP amendment request and issued a notice of decision on
October 16, 2009. The CDP modification request did not request an extension of the
proposed CDP madification and therefore the original expiration of the master plan on
February 10, 2009 remains unchanged. Conditions of approval were issued with the 2009
modification that amended and supplemented the conditions of approval issued under CP

08-05.
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2009 Detailed Development Plan (DP 09-01)

Consistent with the changes proposed to the master plan under CP 09-02, the applicant
proposed the following updates to the DDP with the 2009 amendment request:

Phase 1

1. Relocate the public restrooms in the park to a location adjacent to the northwestern
parking lot, near the entrance to the amphitheater park area.

2. Increase the right of way for Agnes Street from 60 feet to 65 feet east of the northeast
traffic circle to accommodate increase drainage swales.

3. Construct Agnes Street with half street improvements leading to the North Park and a
20-foot paved section to Washington Street.

4. Install landscaping at the monument at Main Street, near Firestone Alley, with Phase
IV rather than Phase | as indicated in the 2008 CDP/DDP request.

5. Construct a 28 stall parking lot as required per condition of approval 2 from Planning
File CP 08-05.

Phase 2
1. Alter the phasing of the grading of condos 3 and 4 to occur with Phase V.

2. Complete environmental restoration of the northwestern peninsula in Phase IV to
coincide with the development of the first phase of condominium buildings.

PROJECT DESCRIPTION

The proposed CDP Amendment and DDP includes updates to site grading, NROD mitigation
plantings, floodplain grading activities, road improvements, a temporary parking lot for the
trailhead, a temporary access trail to connect the Clackamas River Trail, an upsized stormwater
pipe in Main Street; and updates to the phasing plan. A more detailed summary of how the
requested changes impact the permits is noted below:

1. Grading

North Park: The North Park site will be excavated per the grading plans in order to obtain
approximately 101,405 cubic yards for fill and floodplain storage the Garden Apartment project
and to bring portions of the North Park site to its final design grade. Ultimate grades at the garden
apartment site will require finished floor elevations at approximately 52 feet or greater. In total,
the floodplain impact created by the fill on the garden apartment site is 107,984 cubic yards. As
noted in the floodplain memorandum included under Exhibit B, proposed floodplain fills are
balanced by gaining 81,710 cubic yards of storage capacity from the North Park site, 4,091 cubic
yards of storage capacity from Lot 1, and utilizing 22,455 cubic yards of floodplain capacity
available to the project from the City’s “jughandle” road project. In addition to this balance of
floodplain capacity within Phase 1, it is anticipated that future development phases will also be
developed in a manner that will result in a balance of floodplain storage as described in the
memorandum included in Exhibit B.

Grading at the North Park will include work within the geologic hazard overlay, which is designated
for areas with a slope of 25% or greater. A portion of site grading will occur within the Natural
Resource Overlay District (NROD) and the 50-foot NROD buffer to remove the existing trail and
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to remove soil near the northeast corner of the Cove for transfer to the garden apartments.
Additionally, upon completion of this excavation, the park area will be hydro-seeded for
stabilization until the final park improvements occur with Phase 2.

Garden Apartments: Soil transferred from the North Park and Lot 1 to Lot 2 will be used to bring
the 12 proposed buildings and associated parking area above the base flood elevation, which is
50.7 feet North American Vertical Datum of 1988 (NAVD 88), per Oregon City standards.
Additional grading will occur for internal drive aisles and parking, as well as grading along the site
perimeter for transitions from the building pads to the Main Street roadway. The internal drive
aisles and parking area will be above the base flood elevation, while Main Street will be below the
50.7 foot base flood elevation. An emergency ingress and egress connection will be provided to
the Oregon City Shopping Center to the southwest

2. Shoreline Restoration

a.

The original CDP/DDP application approved in 2008 included a Water Quality
Resource Area (WQRA) Assessment conducted by Pacific Habitat Services
(PHS). This assessment, as confirmed and approved by City staff in the staff
report and recorded in the final Planning Commission decision, validated a
reduction in the WQRA buffer from 200-feet to 50-feet, with stream restoration
plantings for areas where development would encroach into the 50-foot buffer..

The proposed DDP request includes specific areas of construction within the 50-
foot buffer from the Clackamette Cove ordinary high water mark (OHWM). These
encroachments were also identified in the former approval, on page 43 of the staff
report for CDP 08-05. Potential work and impacts to the vegetated corridor within
the Phase 1 construction area will not extend farther into the resource area or
create additional impacts in the select areas of encroachment from the original
scope of work and design provided in the original submittal. Areas of
encroachment include:

e Approximately 525 lineal feet of construction on Main Street in which proposed
road widening and frontage improvements will encroach 25 to 30-feet into the
50-foot buffer; and

e 125 lineal feet of grading at the north amphitheater where excavation into an
embankment adjacent to Clackamette Cove will occur within the outer edge of
the 50-foot buffer.

To mitigate for these select areas of buffer encroachment, the proposed project
will enhance shoreline areas adjacent to these encroachments through the
removal of non-native vegetation and installation of native plants. These activities
will improve shoreline habitat, water quality, and bank stability and will reduce
erosion. Additional restoration activities will occur for the remainder of the
shoreline area in future construction phases. See Exhibit F for further details
regarding NROD impacts and proposed mitigation.

3. Floodplain activities

a.

The Cove

As noted above and in the floodplain memo included under Exhibit B, the proposed
Phase 1 grading activities will involve approximately 107,984 cubic yards of
floodplain fill, with compensatory floodplain storage created through a combination
of excavation at the North Park and Lot 1 and utilization of excess floodplain
capacity available to the project from the “jughandle” project. Availability of this
excess capacity for the project is documented Section 2.6 of the April 1, 2015 Soil
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Excavation and Site Improvement Agreement between GCLLC and the Urban
Renewal Commission of the City of Oregon City (URC).

4, Road Improvements

Phase 1 road improvements are limited to Main Street improvements along the garden apartment
frontage as well as the roundabout and a temporary roadway at the location of Agnes Street to
connect to the temporary Clackamas River Trail parking lot.

a. Main Street: Proposed roadway design and construction for Phase 1 will include
the improvement of approximately 650 lineal feet of Main Street along the north
side of the apartment project site and approximately 720 lineal feet on the east
side of the apartment site. On the north side of the apartment project, Main Street
will be a shed section and on the east side of the apartment project the road will
be a crown section. The existing and proposed cross sections of Main Street are
noted below.

b. Roundabout Intersection with Agnes Street: The roundabout will be designed
as originally planned, with improvements and dimensions as summarized in the
table below.

C. Agnes Street: A temporary road is planned at the future location of Agnes Street
to connect the roundabout to the temporary trailhead parking lot for the Clackamas
River Trail.

Road Section Existing Proposed
Main Street North | 60’ ROW: 60’ ROW:
(Shed Section) 37’ paved width (2) 11 'Fravel lane
(2) 12’ travel lanes (2)6 l?'ke lanes L ,
) ) (1) 4.5’ planter strip with 0.5’ curb
Shoulders with  varying (east side, along Cove)
width from 3 to 10-feet (1) 8’ sidewalk (east side, along Cove)
12.5’ swale with 0.5’ curb (on garden
apartment side of the road)
Main Street South | 60’ ROW: 60’ ROW:
(Crown Section) 33-37’ paved width (2) 11 'Fravel lane
(2) 11’ travel lanes (2)6 tflke lanes . . ,
) ) (2) 4.5’ planter strips with 0.5” curbs
Shoulders  with  varying (2) 6 sidewalks
width from 3 to 10-feet
Agnes Avenue Unimproved 60’ ROW (varies)
(Shed Section) (2) 11" travel lane
(1) 6’ bike lanes
(1) 6.5’ planter strips with 0.5’ curbs
(1) 6’ sidewalks
10.5’ swale with 0.5" curb
Roundabout 60" ROW 20’ Travel Way
(per Main Street) 40’ Central Landscape Area
30’ Mountable Truck Aprons
4.5’ planter strips with 0.5’ curbs
10’ sidewalk
The Cove Cardno
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5. Temporary Parking Lot

A temporary parking lot will be constructed just north of the roundabout with a temporary access
connection provided from the northwest corner of the roundabout. The temporary parking area
includes approximately 14 parking spaces and will be graded and surfaced with gravel with the
exception of ADA accessible pathways which will be paved. The primary purpose of the
temporary parking lot is to accommodate the Clackamas River Trail users.

6. Clackamas River Trail

Work associated with the Phase 1 North Park grading will impact the current alignment of the
Clackamas River Trail. As shown on the site grading plans for the North Park, a temporary 8-foot
asphalt trail will replace approximately 920 lineal feet of the trial where grading activities will occur
within the existing trail alignment. The Phase 2 scope of work will include the construction of a
20-foot wide trail on each side of the center of Lot 5 for 200-feet. The path transitions to an asphalt
surface at the end of the North Park, across the amphitheater to the regional trail system.

7. Stormwater Outfall Pipe

A new and upsized (48-inch) stormwater pipe will be installed within Main Street and will be
designed to connect with the existing outfall pipe. The existing outfall will be retained with the
project and a new outfall is not proposed.

8. Phasing

It is anticipated that the proposed project will be phased according to the following schedule noted
below. It should be noted that this schedule is an estimate and actual initiation and completion of
improvements may vary, but are anticipated within the 10-year approval window of the CDP. See
the CDP plan set included in Exhibit B for further details.

UPDATED PHASING PLAN ESTIMATED
START DATE

PHASE 1
INFRASTRUCTURE
Main Street: Lot 2 frontage street improvements
Garden Apartment Site Grading
North Park excavation

Lot 1 Grading—approximately 4,000 cubic yards of cut
transferred to Garden Apartment site.

Phase 1 NROD Mitigation 2015

Temporary Trailhead Parking Lot

Agnes (Temporary connection to temporary parking lot)

Roundabout construction at Agnes and Main Street
BUILDINGS—LOT 2:

244 Garden Apartments, ancillary parking structures and
clubhouse
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5,500 SF General Office (not medical or dental office)
1,000 SF Deli/Coffee Shop
PHASE 2
INFRASTRUCTURE 2016
Agnes fully improved through the Cove site
Esplanade & Tract C in front of 195 waterfront units

Approximately 350-lineal feet of Main Street from Lot 2
improvements to the east end of the permanent trailhead
parking

Final improvements at the North Park
Phase 2 NROD Mitigation Plantings
BUILDINGS—LOTS 3,4,6 & 7:
195 waterfront units for lease + non-residential
Within waterfront buildings:
(2) High turnover restaurants (Total 3,250 SF)
8,712 SF General Office (not medical or dental office)
5.28 acres of park
PHASE 3
INFRASTRUCTURE

Parking Lot on Tri-City property—272 spaces with 50 public
spaces

BUILDINGS—LOT 5
70,000 SF Office
(2) High turnover restaurants (Total 2,700 SF)
PHASE 4
INFRASTRUCTURE

Completion of approximately 450-lineal feet of Main Street
along the Lot 1 frontage

BUILDINGS—LOT 1

50,400 SF Mixed Use Office on Lot 1 (will allow for medical-
dental office)

4,000 SF “Quality” restaurant
4,000 SF “Quality” restaurant
PHASE 5
IN WATER MARINA/WATER SPORTS CENTER

Two Marinas (One public, one private) with combined total of
150 slips

Outdoor water sports center, seasonal use.
Installation of a transient moorage dock at Lot 1

2016

2017

2017

PERMITS REQUESTED
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CDP AMENDMENT

The proposed CDP amendment requests to maintain the approvals obtained from the City with
CP 08-05 and CP 09-02 with the following updates/amendments:

)
)
e

Increase in the number of multi-family units at the Lot 2 site from 220 units to 244 units
with approximately 6,500 square feet of retail space.

Changes in the infrastructure phasing as noted herein

Change in the timing of development, which affects the traffic generation timing from
previous approvals.

An extension of the CDP approval for another 10 years.

An increase in the number of condominium units on Lots 3, 4, 6 and 7 from 180 to 195
units.

Amended conditions of approval as discussed in this narrative

Previously planned for a storm pond and landscaping, Tract A is now proposed with a
parking lot

The previously approved road sections predominately remain the same. However, the
frontage improvements on the Main Street crown section, where the landscape planter
strip would be reduced from 6.5-feet to 4.5-feet and the sidewalk width would be increased
from 6-feet to 10-feet. Additionally, the previous along crown section for Agnes Street is
no longer proposed and Agnes Street would only have a shed section

244 multi-family units within 11 buildings, along with a clubhouse and ancillary carport and
garage structures. This includes supporting commercial retail/office in Buildings 3 and 5.
This includes driveway access from Main Street, off-street parking, drive aisles,
landscaping, and pedestrian linkage to the overall sidewalk and trail network.

Grading Plan to transfer 81,710 cubic yards of material from the North Park site to the
Garden Apartment site to achieve finished floor elevations above the base flood elevation.
The transfer will maintain a net balance of floodplain storage capacity.

Grading impacts within the 50-foot NROD and proposed mitigation plantings presented as
documented in the NROD report in Exhibit F. The areas of encroachment include
approximately 525 lineal feet of construction on Main Street and 125 lineal feet of grading
at the North Park site.

Road improvements to Main Street for those portions of the street that front the garden
apartments site, as well as the build out of the roundabout and a temporary access road
at the location of Agnes Street to connect to the temporary Clackamas River Trail parking
lot.

Construction of a 14 stall temporary parking lot just north of the roundabout. Access to
the parking lot will be via the temporary access road along Agnes to the roundabout.

Installation of a temporary Clackamas River Trail for that portion of the trail within the area
of grading impact at the North Park. The temporary trail will be 8-feet wide, approximately
920 lineal feet, and surfaced with asphalt.

The Cove Cardno
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o Construction of a new 48-inch stormwater pipe within Main Street. The pipe will be
designed to connect to the existing outfall into Clackamette Cove.

NROD

e Grading activities within the NROD and proposed mitigation plantings presented as
referenced in Exhibit F, NROD Report. The areas of encroachment include approximately
525 lineal feet of construction on Main Street and 125 lineal feet of grading at the North
Park site. An updated NROD Report is included with this submittal under Exhibit F.

GEOHAZARD OVERLAY

e Grading impacts within the steep slopes overlay located within the North Park portion of
the site. Steep slopes are located along the edge of North Park and that portion of
Clackamette Cove adjacent to the park. Geotechnical Reports that address the
geohazard overlay and approval criteria of OCMC 17.44 are provided under Exhibit G.

VESTING AND APPLICABLE CODE CRITERIA
OCMC 17.65.090 states that:

An applicant is entitled to rely on land use regulations in effect on the date its general
development plan application was initially submitted, pursuant to ORS 227.178(3), as that
statute may be amended from time to time. After a general development plan is approved,
and so long as that General Development Plan is in effect, an applicant is entitled to rely on
the land use regulations in effect on the date its general development plan application was
initially submitted, as provided above, when seeking approval of detailed development plans
that implement an approved general development plan. At its option, an applicant may request
that a detailed development plan be subject to the land use regulations in effect on the date
its detailed development plan is initially submitted.

The following table outlines the permits obtained with the original 2008 approval and the 2009
amendment and the associated authorizations:

Permit Associated Authorization Z?;{Eg
Concept OCMC Chapter 17.65 — Master Plans Valid
Development Plan OCMC Section 17.42.170 - Floodplain Management
(CP 08-05) Overlay District

OCMC Standard 17.62.050.A(11) — Tree Protection
OCMC Chapter 17.62 — Site Plan and Design Review

OCMC Chapter 16.12 — Minimum Improvement and
Design Standards for Land Divisions

Detailed OCMC Chapter 17.65 — Master Plans Expired
Development Plan for | OCMC Chapter 17.34

Phases 1 and 2 (DP | OCMC Chapter 17.52 — Off Street Parking and Loading
08-13) OCMC Chapter 17.62 — Site Plan and Design Review
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Permit (US 08-03)

Water Quality OCMC Chapter 17.49 — Water Quality Resource Overlay Expired
Resource Area District

Overlay District

Permit (WR 08-21)

Subdivision Plat (TP | OCMC 16.08 — Subdivisions — Process and Standards Expired
08-11)

Geologic Hazards OCMC Chapter 17.44 — US Geologic Hazards Expired

Concept
Development Plan
Amendment (CP 09-
02)

Chapter 17.34 — Mixed Use Downtown

Chapter 17.42 - Flood Management Overlay District
Chapter 17.62

Section 17.65.050 — Concept Development Plan

Detailed
Development Plan
Amendment (DP 09-
01)

Section 17.65.060 — Detailed Development Plan
Chapter 17.52 — Off Street Parking and Loading
Chapter 17.62 — Site Plan and Design Review

Per OCMC Standard 17.65.090, tree protection and mitigation is vested under the code standard
in effect at the time the application was initially submitted. Exhibit N includes the Tree Preservation
Plans from the 2009 CDP Amendment. The tree removal reflected in the plans are still accurate
for the proposed project. Additional Tree Removal Plans have been provided in Exhibit B, Sheets

L2.0 —L2.2.

Standard 17.62.050.A(11) of the Site Plan and Design Review Chapter, effective in 2009 stated

the following:

11.

The Cove
Amended CDP & DDP

This section requires the applicant to protect significant trees on the subject site. Site
planning, including the siting of structures, roadways and utility easements, shall provide
for the protection of tree resources. Trees of six-inch caliper or greater measured four feet
from ground level shall, whenever practicable, be preserved. Where the community
development director determines that it is impractical or unsafe to preserve such trees, the
trees shall be replaced in accordance with an approved landscape plan that includes new
plantings of at least two inches in caliper, and the plan must at a minimum meet the
requirements of Table 16.12.310-1.

Table 16.12.310-1
Tree Replacement Requirements

Size of Tree Removed
(Inches in diameter)

Number of Trees to be Planted.

6to12 3 trees
1310 18 5 trees
19 to 24 8 trees
2510 30 10 trees
31 and over 15 trees

Specimen trees shall be preserved where practicable. Where these requirements would
cause an undue hardship, the review authority may modify the requirements in a manner
which, in its judgment, reasonable satisfies the purposes and intent of this subsection. The
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review authority may impose conditions to avoid disturbance to tree roots by grading
activities and to protect trees and other significant vegetation identified for retention from
harm. Such conditions may include, if deemed necessary by the review authority, the
advisory expertise of a qualified consulting arborist or horticulturist both during and after
site preparation, and a special maintenance and management program to provide
protection to the resources as recommended by the arborist or horticulturist.

It was found in the both the 2008 and 2009 approvals that the application was in compliance with
local standards or could be found in compliance with conditions. It was determined that 383 trees
would be removed through the site preparation and grading of the site. This approved tree removal
plan is included in Exhibit N. To comply with condition #13 from the CP 08-05 approval, an
additional tree removal plan is included with this submittal in Exhibit B, Sheets L2.1 — L2.2, which
identifies where the trees are proposed to be removed that are not located within the vegetated
corridor or proposed right-of-ways, easements, building pads, public walkways and parking lots.
As found in following Conditions of Previous Approval Section of this narrative, it was determined
that the proposed CDP Plan amendment and Phase 1 DDP are in compliance with condition of
approval #13 (CP 08-05), page 24, and #9 (CP 09-02), page 32 of this narrative. Additionally, as
shown on the mitigation plans, Sheets M6.0 — M6.2, the site has been mitigated with the
replacement plant schedule identified in Table 16.12.310-1.
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THE COVE CONCEPTUAL DEVELOPMENT PLAN

MASTER PLAN BOUNDARY
The entire site is located within the Urban Growth Boundary and city limits of Oregon City and is

22E29 03600
URBAN RENEWAL AGENCY (URA)
OF OREGON CITY

22E29 02800

22E29 03700

22E29 02680
OREGONS

The subject property includes ten (11) tax lots including the Clackamette Cove and Tri-City
parcels. The site is zoned for mixed use development and was established as an urban renewal
area in 1991. The subject property is accessed via Agnes Avenue and Main Street. More detailed
information regarding the zoning, size and ownership of each property is set forth below in Table
1.
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Size

Table 1 — Property Information

Ownership

Zoning

Taxlot ID

Comprehensive Plan

(Acres) Designation
Tri-City Services General General Industrial
2262901509 | 14.46 Dletret ndustrial Gl)
Urban Renewal . ; iatri

92E29 02800 445 Agency of Oregon Mixed Use Mixed Use District
City Downtown (MUD)

22E29 02900 11.46 | Woodley Properties | Mixed Use Mixed Use District
) Inc Downtown (MUD)

22E29 03000 ) 8 Augt:]in Sfegfgviln Mixed Use Mixed Use District
' 9 yCity 9 Downtown (MUD)

22E29 03100 0.92 Aug?]in Sfegz"%ln Mixed Use Mixed Use District
' 9 yCity 9 Downtown (MUD)

22E29 03200 Lo Aug?\in Sfegfgvegn Mixed Use Mixed Use District
) 9 yCity 9 Downtown (MUD)

22E29 03300 0.90 AU(ratr)l?:n Efegfgvﬂn Mixed Use Mixed Use District
: g yCity 9 Downtown (MUD)

22E29 03400 216 Aug?min Sfegfgviln Mixed Use Mixed Use District
' 9 yCity 9 Downtown (MUD)

22E29 03500 133 Aug?lin Sfegfg"%n Mixed Use Mixed Use District
: 9 yCity 9 Downtown (MUD)

22E29 03600 £ g5 Augain Efegfgvﬂn Mixed Use Mixed Use District
) 9 yCity 9 Downtown (MUD)

22E29 03700 ) 50 Aug?]in Sfecn)?:,%ln Mixed Use Mixed Use District
' 9 yCity 9 Downtown (MUD)

22E20 01100 5 o7 Aug?\in Sfegfgvegn Mixed Use Mixed Use District
: g yCity 9 Downtown (MUD)

EXISTING CONDITIONS

No work has commenced on the approved development plan at the Cove. Therefore, there have
been no changes to the existing conditions on the subject property.

Cardno
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SURROUNDING USES
Table A: SURROUNDING LAND USE

Location Zoning Designation Land Use
North MUD Clackamette Cove/Clackamas River
South MUD Vacant/I-205 On-Ramp
East MUD [-205 On-Ramp/
Tri City Wastewater Treatment Plant
West MUD Oregon City Shopping Center
The Cove

Amended CDP & DDP
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CONDITIONS OF PREVIOUS APPROVALS

2008 CDP APPROVAL # CP 08-05

1. The applicant shall provide an easement or right-of-way for a vehicular and
pedestrian connection between the Oregon City Shopping Center and Main Street
extension. The location and design of the connection shall be identified as part of
the review during the Detailed Development Plan for the phase 3 development of
the project.

Response: As shown on the Site Plan, Sheet A101, Exhibit B, a 40 foot public access
easement is provided from the western limits of the proposed apartment project to
the Oregon City Shopping Center to allow for a future connection when and if the
Oregon City Shopping Center is redeveloped and a connection can be made.

2. The applicant shall increase the parking associated with the North Park from 10
spaces to a 28 spaces.

Response: The construction of North Park is not a part of the proposed Phase 1. However,
this proposal does include rough grading and excavation of approximately 81,710
cubic yards of usable fill material for the Garden Apartments. This condition will be
addressed with the future construction of North Park and the proposed project
does not preclude future compliance with this condition.

3. The applicant shall construct Main Street, a collector street designated in the TSP,
through and adjacent to the site.

Response: The Phase 1 proposal includes completing 1,370 lineal feet of improvements to
Main Street along the Garden Apartment frontage. These improvements are
detailed in Plan Sheets 1.0 and 1.1 in Exhibit B. It is anticipated that Phases 2 and
3 will complete the remainder of Main Street as identified on Sheet 3.1, the south
end phasing plan.

4, The applicant shall construct Agnes Avenue, a collector street designated in the
TSP, through and adjacent to the site. As part of the phase 1 development of the
site, the applicant shall construct a partial Agnes Avenue, which will include two (2)
5-foot bike lanes, one (1) 11-foot paved section for southbound one-way traffic, one
(1) 6.5-foot planter strip and one (1) 6-foot sidewalk from North Park to Washington
Street. The other half of Agnes Avenue shall be constructed as proposed by the
applicant in phase 6.

Response: The applicant is proposing to alter the phasing of the proposed project from
previous development plans in a manner that would eliminate improvements to
Agnes in Phase 1. See Sheet 1.0 and 2.0 in Exhibit B, which details the Agnes
Avenue Shed Section. However, Agnes Avenue is now planned for completion in
Phase 2, estimated to begin in 2016.

5. The applicant shall submit design details of the internal street system including the
specifics of intersection spacing, sight distance, bicycle lanes, sidewalks, and
pedestrian circulation during the review of the subsequent detailed development
plans.
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Response: The proposed Main Street, roundabout and Agnes Avenue improvements are
shown on Sheets C2.1 — C2.3, of the DDP Plan Set. Sheet 1.0 in the CDP Plan
Set, Exhibit B, the Main Street shed and crown sections and Agnes Avenue shed
section detail the proposed paved lane widths, bike lanes and sidewalks as
previously conditioned from approvals CP 08-05 and CP 09-02. A Circulation Plan
is found in Exhibit B, Sheets 2.0 — 2.1.

6. The applicant has volunteered to provide the Oregon Department of Transportation
$100,000 prior to the issuance of an occupancy permit for the medical office
building or residential development, whichever occurs first. These funds may be
used for the design and/or construction of phase two of the McLoughlin
Enhancement project and/or improvements to Firestone Alley. If ODOT decides to
make these improvements prior to receiving the payment from the applicant, the
applicant will reimburse ODOT an equal amount, up to $100,000, prior to the
issuance of an occupancy permit for the medical office building or (residential
development, whichever occurs first.

Response: Condition #7 of the 2009 CDP amendment (CP 09-02) amended this condition to
require an additional $20,000 contribution with Phase 1. See the response to that
condition regarding the applicant’s findings regarding off-site traffic conditions and
operations as determined in the July 2015. Transportation Impact Analysis
prepared by Kittelson and Associates, Inc.

7. The requested adjustment to the perimeter and interior landscaping requirements
shall not apply to the above grade parking lots for the medical office building, North
Park and the mixed-use building. There will be substantial above grade parking at
the medical office-building site (266 spaces), the North Park Parking Lot (28 spaces)
and the mixed-use building site (19 spaces), which shall meet the parking lot
landscaping requirements of the OCMC.

Response: The parking lots for the medical office building, North Park and the mixed-used
building are proposed with future phases. Compliance of the perimeter and interior
landscaping requirements found in OCMC Title 17 will be addressed with submittal
of the subsequent detailed development plans and no change to this condition of
approval is anticipated or requested.

8. Water quality treatment shall be provided for the development to mitigate impacts
to down-stream receiving waters as set forth in the Oregon City Stormwater Manual
and Design Standards.

Response: As detailed on Sheet C3.1 of the DDP Plan Set, a 10 foot wide swale is proposed
onsite between Buildings 2, 4, 6, 7, 8, 9, 10 and 11. Additionally, part of the
approved cross section for the Main Street shed connection, a 12.5 foot wide
roadside swale is proposed, along with a 10.5 foot roadside swale along the Agnes
Avenue shed section (Site Plan, Sheet 1.0, Exhibit B). The stormwater
management plan for the Phase 1 project site is detailed in Sheets 4.0 - 4.3 of
Exhibit B. Rock check dams are proposed in the interior of the site and HDPE N-
12 pipes that range from 4 to 15 inches are proposed along the perimeter of Lot 2.
Trapped catch basins are proposed at the lowest grade in the directional flow of
run-off to collect run-off. Additionally, a LIDA swale and conveyance ditches are
proposed interior to the site as part of Phase 1 development. Specific designs of
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stormwater management for future phases will be addressed as necessary with
the design of future phases.

9. The applicant shall submit a detailed design of the band shelter and meet the
construction requirements for a structure within the flood plain per the standards
identified in Chapter 17.42: Flood Management Overlay District of the Oregon City
Municipal Code. The design shall be approved by the city prior to the issuance of a
building permit for the construction of the structure.

Response: The band structure is proposed for a future phase and will be addressed with the
Detailed Development Plan submittal application for Phase 2.

10. A fill permit will be required either separately or in conjunction with construction
plan approvals for these improvements to meet City grading standards and flood
plain equal cut and fill requirements.

Response: The applicant will apply for a fill permit in conjunction with construction plan
approval requests.

11. The Applicant shall provide an Erosion Prevention and Sedimentation Control Plan
to the City for approval pursuant to Oregon City Municipal Code Section 15.48.

Response: A grading and erosion plan is provided for the Phase 1 DDP on Sheets C3.0-3.6.
As shown on the plans, inlet protections are proposed at the lowest grade and in
the path of the natural directional flow of run-off across the site. A sediment fence
is proposed along the Phase 1 site boundaries. At areas with steep slopes, such
as the North Park area (Sheet C3.4), slope stabilization and a temporary sediment
pond is proposed during construction. Additionally, stabilized construction
entrances are proposed for the anticipated grading activities in North Park and Lot
1.

12. The applicant is proposing to provide sidewalks and curbs consistent with the
City's Engineering Policies and Standards. The applicant has proposed some
alternatives using swales thereby perhaps eliminating some curbs, as permitted by
the City's Engineering Policy, and will be reviewed and approved during
construction plan review.

Response:  All the proposed road improvements along the apartment frontage on Main Street
and Agnes Avenue are detailed on the CDP Plan Set, Sheets 1.0 and 1.1. These
cross sections are consistent with CP 08-05 Conditions of Approval #20 and CP
09-02 Condition of Approval #4, as well as the City’s Engineering Policies and
Standards.

13. The applicant shall prepare a revised tree removal plan identifying trees that are to
be removed that are not located within the vegetated corridor or proposed right-of-
ways, easements, building pads, public walkways and parking lots. The trees that
are not located within one of the identified locations above shall be mitigated for
per the replacement schedule identified above or as approved by the Community
Development Director.

Response: There are no additional trees anticipated for removal beyond what was previously
proposed and approved with the 2008 decision (CP 08-05) and the 2009
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amendment (CP 09-02). As previously approved, it is anticipated that future
development will remove 383 trees throughout the master plan site. Details of the
previous approval can be found in Exhibit N. Consistent with Condition #13 from
the CP 08-05, all trees removed within the garden apartment site will be within
proposed building, parking lots and associated and surrounding landscape areas,
as shown on the Tree Removal Plan of the DDP Plan Set, Sheets L2.0 and L2.1.
Therefore, no “mitigation” tree plantings for the apartment site are proposed.

14, The applicant shall submit a revised lighting plan demonstrating compliance with
this requirement for the esplanade lighting. Accessway lighting shall be to a
minimum level of one-half foot-candles, a one and one- half foot-candle average,
and a maximum to minimum ratio of seven-to-one and shall be oriented not to shine
upon adjacent properties.

Response: Development of the esplanade is proposed for Phase 2. Therefore, this condition
of approval is not applicable to the proposed Phase 1 development and will be
addressed with the DDP submittal for Phase 2.

15. An adequately sized water service and meter assembly shall be installed and
appropriate system development charges shall be paid for each building when it
develops as part of the building permit process.

Response: The location of the water facilities are detailed in Sheets C5.0 — C5.2, Water &
Utility Plan, Exhibit B. System Development Charges (SDC) will be paid prior to
building permit issuance.

16. New fire hydrants shall be located and installed per Clackamas County Fire District
No. 1's requirements.

Response: As shown on the Water and Ultility Plan, Sheets C5.1 - C5.2, fire hydrants with
water line connections are proposed across the site. The locations of which are in
compliance with the Clackamas County Fire District defined standards.

17. Sanitary sewer laterals shall be installed for the new buildings and appropriate
system development charges shall be paid for each building when it develops as
part of the building permit process.

Response: The location of sanitary sewer facilities are identified in Sheets C6.0 — C6.2,
Sanitary Plan, Exhibit B. The SDC charges will be paid prior to building permit
issuance.

18. The applicant is responsible for this project's compliance with Engineering Policy
00-01: Guidelines for Development. The policy pertains to any land use decision
reqguiring the applicant to provide any public improvements.

Response: The applicant plans to follow this CDP amendment and DDP request with a
submittal of construction plans for Phase 1 public works improvements that meet
the City standards listed in the document entitled Engineering Policy 00-01:
Guidelines for Development.

19. The Applicant shall sign a Non-Remonstrance Agreement for the purpose of making
sanitary sewer, storm sewer, water or street improvements in the future that benefit the
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Property and assessing the cost to benefited properties pursuant to the City's capital
improvement regulations in effect at the time of such improvement.

Response: No changes to this condition are proposed or requested with this CDP amendment
and DDP request.

20. The Applicant shall construct the following transportation improvements in order
to facilitate connectivity and service for vehicles, bicyclists and pedestrians using
the development. The first major improvement necessary to serve the
condominiums will be the realignment of Agnes Avenue and Main Street. The
Applicant is proposing to incorporate two (2) round-abouts into this new alignment
in order to add an aesthetic quality to the roadways and to calm and direct traffic.
While the City agrees on the concept of the two round-abouts, further design details
and increased ROW in the area surrounding the two round-abouts will be required
during construction plan review to accommodate a collector function. Main Street
and Agnes Avenue are both designated as "collectors" and as such, the Applicant
shall realign Main Street and Agnes Avenue with modified collector sections which
includes four different sections, as detailed below:

. The first is the Agnes Avenue -- Shed Section which includes two (2) eleven-
foot wide travel lanes, one (1) six-foot wide bike lane, a ten (10) and-a-half
foot swale, one (1) six (6) foot sidewalk (proposed on the east side but should
be moved over to the west side) and a fifteen (15) foot frontage zone.

. The second section is the Agnes Avenue and Main Street Crown Section.
This section includes two (2) eleven (11) foot wide travel lanes, two (2) six (6)
foot bike lanes, two (2) six-and-a-half (6 .5) foot wide planter strips and two
(2) six (6) foot sidewalks.

. The third section is the Main Street Shed Section. This section includes two
(2) eleven (11) foot wide travel lanes, two (2) six (6) foot bike lanes, a four-
and-a-half (4.5) foot planter strip and a twelve-and-a- half (12.5) foot swale.

. The fourth and final section is Main Street with on-street parking section.
This section includes two (2) eleven (ll) foot wide travel lanes, two (2) six (6)
foot bike lanes, eight (8) feet of parking, a twelve-and- a-half (12.5) foot swale
and an eight (8) foot sidewalk.

Response: This condition was amended with the 2009 CDP amendment (CP 09-02)
conditions of approval. As shown on the Site Plan, Sheet 1.0 of the CDP Plan Set,
the street sections proposed are outlined in the table below. As amended by CP
09-02 condition of approval # 4, no on-street parking is required.
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Road Section Existing Proposed

Main Street North | 60° ROW: 60’ ROW:

(Shed Section) 37’ paved width (2) 12’ travel lane

(2) 6’ bike lanes

(1) 4.5’ planter strip with 0.5’ curb
(east side, along Cove)

(1) 8’ sidewalk (east side, along Cove)

12.5’ swale with 0.5’ curb (on garden

apartment side of the road)

Main Street South | 60° ROW: 60’ ROW:

(Crown Section) 33-37’ paved width (2) 11’ travel lane

(2) 6’ bike lanes

(2) 4.5’ planter strips with 0.5’ curbs

(2) 12’ travel lanes

Shoulders with varying
width from 3 to 10-feet

(2) 12’ travel lanes

Shoulders with varying (2) 6’ sidewalks
width from 3 to 10-feet
Agnes Avenue Unimproved 60’ ROW
(Crown Section) (2) 11" travel lane
*Proposed for Phase 2 (2) 6" bike lanes

(2) 6.5’ planter strips with 0.5’ curbs
(2) 6’ sidewalks

Agnes Avenue Unimproved 60’ ROW (varies)

(Shed Section) (2) 11’ travel lane

(1) 6’ bike lanes

(1) 6.5’ planter strips with 0.5’ curbs
(1) 6’ sidewalks

10.5’ swale with 0.5" curb

Roundabout 60" ROW 20’ Travel Way

(per Main Street) 40’ Central Landscape Area

30’ Mountable Truck Aprons

4.5’ planter strips with 0.5’ curbs
10’ sidewalk

21. The applicant shall dedicate a 60-foot wide right-of-way for both Agnes Avenue and
Main Street. For that portion of Main Street that is adjacent to the proposed
recreation facility, where on-street parking is allowed, the applicant shall dedicate
a 64-foot wide right-of-way.

Response: This condition was amended with the 2009 CDP amendment (CP 09-02)
conditions of approval. As amended by CP 09-02 condition of approval # 4, on-
street parking is not required and will not be included within the Main Street
roadway cross section. Therefore, the required dedication of Main Street and
Agnes is 60 feet. This section was dedicated with the previous approved DDP in
2008.

22. Where Agnes Avenue fronts the proposed condominiums, the proposed section
will be further modified to include two (2) "decoupled” 11-foot travel lanes. Bicycle

The Cove 27 Cardno
Amended CDP & DDP October 8, 2015



traffic that would normally have utilized the western portion of the street will be
encouraged to use the waterfront esplanade. A six-foot bike lane on the (east side
of Aghes Avenue will still be incorporated. The Applicant is proposing the removal
of the westernmost sidewalk for this portion of the roadway and the removal of the
sidewalk in select sections. The design has been proposed in order to reduce
redundancy in impervious surfaces. This section of the roadway will also
incorporate seven-foot planted swales and a one-foot utility strip on both sides.
Access to Tax Lots 1506 and 1507 shall be maintained and shall be determined
during plan review.

Response: The proposed CDP Amendment does not request a change to this design of Agnes
Avenue, which will be constructed in Phase 2 of the project. .

23. The applicant shall provide a non-vehicular access strip (NVAS) on the final plat as
directed along Agnes Avenue and the intersections and curves around the round-
abouts to provide safe locations for driveways.

Response: The final plat of the Cove Master Plan occurred in conjunction with the first CDP
approval. Therefore, this condition of approval is not applicable to the proposed
Phase 1 DDP.

24, The applicant shall provide ten-foot wide public utility easements (PUE's) along all
street frontages. All easements required for the final engineering plans shall be
dedicated to the public on the final plat. All existing and proposed utilities and
easements shall be indicated on the construction plans. Any off-site utility
easements required for this project shall be obtained and submitted to the City prior
to approval of the construction plans.

Response: As part of the original plat, the PUE was completed along Main Street, north of the
proposed roundabout. The southern/eastern portion along Main Street from the
roundabout will be completed as part of this phase.

25. The requested adjustment to increase the medical office building parking from 3.33
to 5.0 parking spaces per 1,000 square feet shall be allowed. The applicant of the
phase 3 development of the site shall provide the City with a shared parking
agreement prior to the approval of the phase 3 Detailed Development Plan. The
agreement will allow public use of at least the difference in the number of spaces
allowed between the office standard of 3.33 and the maximum of 5.0 per 1,000
square feet. The time of the shared parking shall be determined by the applicant
and City during the phase 3 Detailed Development Plan approval.

Response: The 50,400 SF of office use to be constructed on Lot 1 is currently programmed
for medical office space. The parking ratio for this use will be better defined with
the DDP submitted for this phase when it can determined if any of the office space
within the 50,400 SF office use will be general office rather than medical office
space. No public use of parking spaces is proposed on Lot 1 because a public
parking will be available within other areas of the site. These areas include a public
parking lot located south of Main Street, opposite Lot 1, adjacent to the north side
of the Oregon City Shopping Center. Public parking will also be provided with
Phase 3, where 50 parking spaces of a 272 space parking lot on the Tri-City
property would be designated for public use. It should be noted, however, that the
office use at Lot 5 adjacent to the Tri-City property is currently intended for general
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office use and not medical office use. The shared parking arrangement on the Tri-
City property will be further documented in conjunction with the DDP for Phase 3.

26. To ensure that the public open spaces and pathways are protected, the applicant
shall record public access easements over all pathways and open spaces described
as open to the public in the application.

Response: No changes to this condition of approval are requested and it is anticipated that
public access easements will be recorded over public pathways and open spaces
that are outside of the public right of way. There are no open spaces or pathways
within the Lot 2 garden apartment project included with this DDP request.

27. The applicant shall submit arevised parking lot landscaping plan for the North Park
parking area(s) demonstrating compliance with the parking lot landscaping
requirements of the Oregon City Municipal Code.

Response: This condition of approval is not applicable to the proposed Phase 1 improvements
and will be addressed in a future DDP submittal for Phase 2. Compliance with the
parking lot landscaping requirements of OCMC Section 17.52.060 associated with
the north park will be addressed in the future Detailed Development Plan review
for Phase 2.

2009 CDP AMENDMENT # CP 09-02

1. The reduction of the mixed use building footprint will remove the proposed building
from the 50-foot vegetated corridor that was approved through the original
application (WR 08-21). The applicant shall revise the landscaping plan and
increase the planting within the vegetated buffer to ensure that the areas that were
approved from the location of the mixed use building footprint are replanted as
required by the Oregon City Municipal Code.

Response: As shown on the Site Plan — South, Sheet 1.1 of the CDP Plan Set, Exhibit B, the
building footprint of the mixed-use building is located outside of the 50-foot buffer.
Construction of the building is proposed for Phase 4. At that time a landscaping
plan compliant with the Oregon City Municipal Code will be submitted as part of
the application package.

2. The applicant has proposed to amend the application to include up to 220 apartment
units. The apartment units were not part of the original application and staff
recommends that the detailed development plan for the apartments should be
required to comply with the Oregon City Municipal Code that when into effect on
July 31, 2009.

Response: The proposed CDP Amendment includes increasing the number of apartment units
from 220 to 244 units. This submittal package includes a Detailed Development
Plan for the apartment buildings associated site improvements and other site
infrastructure improvements.

3. The applicant and owners of the Tri-City property shall amend the approved Tri-City
concept master plan and receive conditional use and detailed development plan
approval for the proposed shared parking lot located on the property. Prior to the
issuance of abuilding permit for the medical office/general office building proposed
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in phase Ill, the applicant shall have received the approvals identified in this
condition of approval.

Response: This proposal does not include any amendments to the previously approved
parking lot at the Tri-City property. As shown on the updated phasing plan, the
shared parking lot with the Tri-City property is not planned until Phase 3 and the
office building adjacent to the Tri-City property will also be built in Phase 3.

4, This condition amends conditions of approval 20 and 21 from the decision for
Planning File CP 08-05. Condition of approval number 20 shall be amended as
follows to remove the on-street parking street design:

a. The reference to “The fourth and final section is Main Street” shall be
deleted;
b. “The third section is the Main Street Shed Section. This section includes two

(2) eleven (11) foot wide travel lanes, two (2) six (6) foot wide bike lanes, a
four-and-a-half (4.5) foot planter strip, a twelve-and-a-half (12.5) foot wide
swale and an eight (8) foot wide sidewalk on the north side of the street.”

Response: As amended by this condition of approval # 4, no on-street parking is required on
Main Street and the proposed street sections are those that were approved with
the original CDP approval (CP 08-05). This is detailed in the response for condition
#20 and shown on Sheet 1.0 of the CDP Plan Set and Sheets C2.1 — C2.2 of the
DDP Plan Set located in Exhibit B.

Condition of approval number 21 shall be amended as follows to remove the Main
Street on-street parking from the right-of-way dedication requirements:

a. “The applicant shall dedicate a minimum 60-foot wide right-of-way for both
Agnes Avenue and Main Street.”

Response: As shown on Site Plan — North, Sheet 1.0, there are no on-street parking spaces
proposed along the Main Street Shed Section.

5. The applicant shall submit detailed plans of the restrooms that include the design
and exterior materials of the building, landscaping around the facility and how the
facility meets the construction requirements for a structure within a flood plain per
the standards identified in Chapter 17.42: Flood Management Overlay District of the
Oregon City Municipal Code. The design shall be approved by the city prior to the
issuance of a building permit for the construction of the structure. The restrooms
shall comply with the detailed development plan code requirements that went into
effect on July 31, 2009.

Response: The Phase 1 development proposal does not include construction or development
of a stand-alone restroom facility. Therefore, this condition is not applicable to the
proposal at this time.

6. The applicant shall provide a half street improvement for Agnes Avenue between
Main Street and the North Park as part of the phase 1 development of the site. The
% street section shall include a minimum of 20 feet of pavement, a 10.5-foot swale
and a 6-foot sidewalk.

The Cove 30 Cardno
Amended CDP & DDP October 8, 2015



The applicant shall comply with the condition of approval 4 from Planning File CP
08-05, which requires that as part of the phase 1 development, the applicant shall
construct a partial Agnes Avenue that will include two (2) five-foot bike lanes, one
(1) eleven-foot paved section for southbound one-way traffic, one (1) six and a half-
foot planter strip and one (1) six-foot sidewalk from the North Park to Washington
Street. The other half of Agnes Avenue shall be constructed as proposed by the
applicant in phase 6.

Response: The applicant is proposing to amend this condition and is proposing to construct
Agnes Avenue to its fully improved width in Phase 2 of the project.

7. Per condition of approval 6 from Planning File CP 08-05, the applicant volunteered
to provide the Oregon Department of Transportation $100,000 prior to the issuance
of an occupancy permit for the medical office building or residential development,
whichever occurs first. Condition of approval 6 shall be amended to require an
additional payment from the applicant to the Oregon Department of Transportation
in the