ORDINANCE NO. 678

AN ORDINANCE OF THE CITY OF WILSONVILLE APPROVING A ZONE MAP
AMENDMENT FROM THE RESIDENTIAL AGRICULURAL - HOLDING (RA-H)
ZONE TO THE PLANNED DEVELOPMENT INDUSTRIAL (PDI) ZONE ON
APPROXIMATELY 8.81 ACRES OF TAX LOTS 100 AND 101, SECTION 23B, T3S,
R1W, CLACKAMAS COUNTY, OREGON. GENE MILDREN - MILDREN DESIGN
GROUP, ACTING AS AGENT FOR THE APPLICANT/OWNER, TOM STERN & PAUL
GRAM - PACIFIC NW PROPERTIES.

WHEREAS, Pacific NW Properties has requested a Zone Map Amendment described in
attached Zoning Order DB09-0047; and ‘

WHEREAS, the Wilsonville Planning Staff analyzed the request and prepared a staff
report, with conditions, to the Development Review Board dated April 12, 2010 attached hereto
as Attachment 2, wherein it reported that the request is consistent with and meets requirements
for approval of a Zone Map Amendment; and

WHEREAS, the Development Review Board Panel ‘A’ held a public hearing on this
request on April 12, 2010, and after taking testimony, gave full consideration to the matter and
recommended approval of the request; and

WHEREAS, the Wilsonville Planning Staff prepared a memo to City Council dated May
17,2010; and

WHEREAS, on May 17, 2010, the Wilsonville City Council held a public hearing
regarding the above described matter, considered the record before the Development Review
Board and staff report, took testimony, and, upon deliberation, has concluded that the proposed
Zone Map Amendment meets the applicable approval criteria under the City’s land development

code and Comprehensive Plan.

NOW, THEREFORE, THE CITY OF WILSONVILLE ORDAINS AS FOLLOWS:

Section 1. Findings. The City Council adopts as findings and conclusions the forgoing
recitals and the staff reports in this matter dated April 12, 2010, located in the record at page 55
and incorporated herein by reference and staff reports dated May 17, 2010, and June 7, 2010,
attached hereto as Exhibits 2 and 3 and incorporated herein as if fully set forth-
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The City Council further finds as follows:

1) Zone Change/On the record hearing issue. As explained elsewhere in the findings, the
allegation by Mr. Reeves that the zone change hearing must be de novo is not well taken,
as this matter is quasi-judicial, the hearing before the DRB was an evidentiary hearing as
required by law, and this hearing may be "on-the-record" and limited to argument only
under Wilsonville Code section 4.022 (.05) and (.06) and ORS 227. 180 (1)(a)(B).

2) Admission of evidence not in the record. Council and city staff endeavored to limit the
hearing to evidence in the record created before DRB. While new evidence was
discouraged, it is a fact that new evidence made its way onto the Council hearing record.
As explained in the Mayor's prehearing announcement, any new evidence that was
introduced before Council, was to be disregarded. The Council has familiarized itself
with the record before the DRB and is aware of the record created before it.
Notwithstanding the existence of the new evidence, the City Council hereby expressly
finds and declares that the land use decisions it makes herein are based exclusively upon
the record before the DRB. Any extra-DRB record evidence introduced during the
Council hearing is not being considered, and does not form the basis for any of the
decisions herein.

3) Interpretation of TSP 4.2.1. Council adopts the interpretation of this section of the TSP
recommended by staff in its report of June 7, 2010. That section, as staff and we interpret
it, applies on a larger project area basis, such as the network alternatives analysis the
Council will undertake in the future. If TSP section 4.2.1 is to have any reasonable
interpretation, it must be construed to apply at a very general level and not to small road
segments. Otherwise, the TSP would have little practical effect, resulting in the need or
requirement to amend the TSP upon each and every land use application that touches
upon the TSP. Such a process would make the existing TSP meaningless and would hold
up quasi-judicial land use applications while the TSP is amended to address months and
years of hearings with affected property owners on project area alignments not shown on
TSP maps. If a reviewing body looks beyond this interpretation of Section 4.2.1 of the
TSP and determines that the section applies to this case, the Council nevertheless finds
compliance with the section, based upon the fact that 100% of the affected property
owners over whose land the extension of Kinsman Road is designated (the applicants)
have been involved in a public meeting to address such concerns.

4) OrePac opportunity to present case. Based upon the transcript in the record, including the
extent and particularity of OrePac's presentation at the DRB, Council finds that OrePac
had a fair opportunity to present its case. It appears that all of the evidence OrePac
wanted to introduce, including its PowerPoint, is in the record before the DRB. All of the
issues and arguments it made before the DRB have been repeated in the hearing before
Council. Even so, the Council has given OrePac as much time as it wanted to make
argument and fully present its case. Without constraint, OrePac proceeded to make its
case, and when Council afforded further time, OrePac declined to present anything more.
We find that OrePac had been afforded a full and fair opportunity to present its case
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before DRB. In any event, any perceived unfairness has been cured by the opportunity
afforded it before Council.

5) General Relevance findings. The Council interprets and finds that the TSP requires the
extension of Kinsman Road through the subject property. Inherent in this finding is the
rejection that the TSP is interpreted or requires that Kinsman Road alignment south of
Wilsonville Road be eliminated from the subject property, with north/south transportation
accommodated by a different roadway, in a different location, such as Montebello. So
too, 1s the rejection of the various attacks on the TSP or other assertions that the TSP
must be modified prior to a decision in this case. The advocates of these positions have
not demonstrated to Council the validity of these points or their relevance to approval or
denial of this particular application, which involves the only property through which
Kinsman Road is extended. For now, the above issues are collateral matters that may be
explored in the future.

6) Specific Relevance findings. The Council finds that the pending litigation Jerry Reeves
has against the Applicants (alleging that he has a property interest in what would be the
extension of Kinsman Road through the property) has no relevance to the subject
application. The issue of the existence of railroad crossing authorizations is a collateral
attack on the TSP and not relevant to this case. The issue of city budgeting for the city
portion of the cost of Kinsman Road through the property is beyond the record and
irrelevant to the approval criteria for the application. Finally, the allegation that the Dolan
rough proportionality figure should reflect a 100% cost to the city is based upon the
premise that the subject property will be accessed by a private driveway and not by the
extension of Kinsman Road through the property. As found elsewhere in these findings,
the TSP requires the extension of the road, and the DKS-based, comparative impact
analysis and associated rough proportionality cost sharing that appears in the approval
conditions has not been shown by credible evidence to be in error.

Section 2. Order. The official City of Wilsonville Zone Map is hereby amended in Zoning Order:
DB09-0047, attached hereto, from Residential Agricultural - Holding (RA-H) to Planned
Development Industrial (PDI) on Tax Lots 100 and 101, Section 23B, T3S, R1W, Clackamas
County, Oregon, depicted on the attached map (Zoning Order, Attachment 2 of Exhibit 1), and in
the attached Legal Description (Zoning Order, Attachment 1 of Exhibit 1), Clackamas County,

Wilsonville, Oregon.

SUBMITTED to the Wilsonville City Council and read the first time at a meeting thereof

on the 7" day of June 2010, and scheduled the second reading on June 21, 2010 commencing at
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the hour of 7 p.m. at the Wilsonville City Hall, 29799 SW Town Center Loop East, Wilsonville,
OR.

#Mﬂ{ ﬂ%&laa

Sandra C. King, MMC, City Rec#rder

ENACTED by the City Council on the 21st day of June, 2010, by the following votes:
Yes:3 No:1 Abstain: 1

/’M’,M&} /E#

Sandfa C. King, MMC, City Recorder

DATED and signed by the Mayor this QIIQ_M day of June, 2010.

2 ?QW

Tim Knapp, Mayor

SUMMARY OF VOTES:
Mayor Knapp Yes
Councilor Hurst Yes
Councilor Ripple Yes
Councilor Kirk Abstain
Councilor Nufiez No
Exhibits:

1. Zoning Order DB09-0047

Attachment 1: Legal Description

Attachment 2: Map depicting zone change
2. Planning Division Staff Report to City Council, dated May 17, 2010
3. Planning Division Staff Report to City Council, dated June 7, 2010
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Exhibit 1

BEFORE THE CITY COUNCIL OF THE
CITY OF WILSONVILLE, OREGON

In the Matter of the Application of )

Gene Mildren of Mildren Design Group

N’

Architect, acting as agent

For the applicants and owners

Tom Stern & Paul Gram — Pacific NW
Properties, for a Rezoning of

Land and Amendment of the ZONING ORDER DB09-00047
City of Wilsonville Zoning Map
Incorporated in Section 4.102 of the

Wilsonville Code.

N’ N N’ N’ N’ N’ N’ N

The above-entitled matter is before the Council to consider the application of Gene
Mildren of Mildren Design Group, acting as agent for the applicants/owners, Tom Stern & Paul
Gram - Pacific NW Properties, for a Zone Map Amendment and an order amending the official
Zoning Map as incorporated in Section 4.102 of the Wilsonville Code.

It appears to the Council that the property, which is the subject of this application, is
described as follows: Tax Lots 100 and 101 in Section 23B, T3S R1W, Clackamas County,
Wilsonville, Oregon, and such property has heretofore appeared on the Wilsonville Zoning Map
as Residential Agricultural — Holding (RA-H).

The Council having heard and considered all matters relevant to the application and
including the Development Review Board record and recommendation, and found that the
criteria in Wilsonville Code 4.197(.02)A through G are met, finds that the application should be
approved, and it is therefore,

ORDERED that approximately 8.81 acres of Tax Lots 100 and 101 in Section 23B, T3S
R1W, Wilsonville, Clackamas County, Oregon, more particularly described in Attachment 1 to

this order, is hereby rezoned to Planned Development Industrial (PDI), and such rezoning is
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heréby declared an amendment to the Wilsonville Zoning Map (Section 4.102 WC) and shall
appear as such from and after entry of this Order.
Dated: This':w‘)aay of June, 2010.

Tim Knapp, Mayor

APPROVED AS TO FORM:

ATTEST:

Sandra C. King, MMC, éity Recarder

Attachment 1: Legal Description
Attachment 2: Map depicting zone change

ORDINANCE NO. 678 Page 6 of 19
N:ACity Recorder\Ordinances\Ord678.doc



Legal Description
Attachment 1

Order No.: 20080012215-FTPOR10

PARCEL L.

A tract of land situated in the Northwest quarter of Section 23, Township 3 South, Range 1 West of the
Willamette Meridian, in the City of Wilsonville, Ciackamas County, Oregon, being & part of that certain tract of
land described in Book 248, Page 15, Deed Records, Clackamas County, Oregon, being more pamcularly
described as follows, to wit:

Beginning et a point on the Northerly line of said Section 23, which point bsare North 82°50' West, 159.85 feel
(record) along the Northerly line of Section 23 from the North quarter comer of seid section; from said point of
beginning, thence leaving said saction fing, South 00°07" Wes! along the Westerly right ef way line of the
Southern Pacific Railway, 427.74 feet (Deed South 00°10' West, 429.15 feet) to a 8/8 inch iron red in the North
line of the Thomas Bailey Donation Lane Claim; thence leaving said right of way line, North 8955’ West along
sald DLC line, 784.10 feet to 2 5/8 inch iran rod; thence leaving said DLC line, North 00°07" East, 428,65 feet to
the Northerly line of said Section 23; thence South 83°51' East {record South 88 50" East) along said Northerly
line of Section 23, 784.10 feet o the place of beginning.

EXCEPTING THEREFROM that portion conveyed to the Cmmty of Clackamas by Deed recorded May 26, 1978
as Fee No. 78 022450,

Also excepting therefrom that portion contained in Stipulated Judgment, Clackamas Cuunty Circult Court Case
No. CCV0103185, entered August 22, 2002 in favor of the Urban Renewal Agency of the City of Wilsonville,

And also excepting therefrom that portion described in Street Dedication Deed recorded Jine 22, 2004, Fee No.
2004 057084,

PARCEL II:

The following described properfy lying in Section 23, Township 3 South, Range 1 West of the Willamette
Meridian, inthe Clty of Wilsonville, Clackamas County, Oregon:

Beginning at 8 point in the section line between Secfions 14 and 23, 159,85 feet North 89°50" West from the one
quarter comer between Sections 14 and 23; thence South 0°40" West, 30 feet to a pipe in the South side of
county road; thence continuing South 0" 10" West, 399,15 feet along the West right of way line of the Oregon
Electric Railroad, to an iron pipe in the North fine of the Thomas Bailey Donation Land Claim #45; thence North
89°56' West on claim line, 856.5 feet to a pipe; thence confinuing North 89°55' West to the center line of the
Seeley ditch, a distance of 12 feet; thence North 14°03' West upstream in said ditch, 205.3 feet to an iron pipe;
{hence North 52°35' West upstream and along the Easterly side of a 2 acre tract described in deed recorded in
Book 158, Page 546, 250.00 feef o a cross on the South wall of a concrete culvert in County road; thence
continuing North 32°35° West, 25.3 feet to a point in the section fine between Sections 14 and 23; thence South
89°s0'

East on section line, 1166.8 feet lo the place of beginning;

Excepting thereirom that portion conveyed by Contract recorded August 2, 1973 as Recorder's Fee No. 73
24447,

Also excepling therefrom that portion contained in Stipulated Judgment, Clackamas County Circuit Court Case
No. CCV0103186, entered August 22, 2002, in favor of the Urban Renewal Agency of the City of Wilsonville.

Also excepiing therefrom that portion conveyed to the City of Wilsonville by Wamanty Deed recorded February 4,
2003, Fee No. 2003 014486,

FDOR0213.rdw
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Map
Attachment 2
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Exhibit Al
STAFF REPORT

AWilslboAnville Road Business Park

DB09-0047:
DB09-0048:
- DB09-0049:
- DB09-0050:
DB09-0051:
‘DB10-0001:
DB09-0052:
DB09-0053:

Zone Map Amendment

Stage 1 Development Plan

Stage 2 Final Development Plan
Class 3 Site Design Review (Phase 1)
Master Sign Plan

Class 3 Waiver to the Sign Code
Partition |
Class 3 Waiver to the Rear Setback

Page 1 of 363



Exhibit A1
STAFF REPORT

WILSONVILLE PLANNING DIVISION

Wilsonville Road Business Park

DEVELOPMENT REVIEW BOARD PANEL ‘A’

QUASI-JUDICIAL PUBLIC HEARING

Case Files DB09-0048 to DB09-0053 adopted April 12, 2010
with a recommendation to the City Council for approval of Case File DB09-0047
Case Files contingent upon City Council approval of Case File DB09-0047.
(Note: additional language in bold, italic text; deleted language struck through)

HEARING DATE:
DATE OF REPORT:

April 12,2010
April-5: 2010 April 12, 2010

APPLICATION NO.’S:

APPLICANT/OWNER:

APPLICANT’S
REPRESENTATIVE(S):

REQUEST:

LOCATION:

LEGAL DESCRIPTION:

LAND USE DESIGNATIONS:

ZONING DESIGNATIONS:

STAFF REVIEWERS:

DB09-0047: Zone Map Amendment

DB09-0048: Stage 1 Development Plan
DB09-0049: Stage 2 Final Development Plan
DB09-0050: Class 3 Site Design Review (Phase 1)
DB09-0051: Master Sign Plan

DB10-0001: Class 3 Waiver to the Sign Code

F. DBO09-0052: Partition

G. DB09-0053: Class 3 Waiver to the Rear Setback

ENOP»

Pacific NW Properties — Tom Stern & Paul Gram

Architect: Gene Mildren — Mildren Design Group

Engineer: Karl Koroch, PE — T.M. Rippey Consulting Engineers
Planner: Lans Stout — T.M. Rippey Consulting Engineers
Surveyor: Scott Field — Northwest Surveying

Pacific NW Properties proposes to develop an industrial, office and
service/retail business park in two phases. Upon completion the park
will contain approximately 111,535 sq. ft. (89,835 sq. ft. — Phase |
and 21,700 sq. ft. — Phase 2).

Approximately 8.81-acre parcel located at 9900 SW Wilsonville
Road, immediately west of the railroad tracks. (See Vicinity Map on
Page 2).

Tax Lots 100 & 101 Township 3 South, Range 1 West, Section 23B,
Clackamas County, Oregon.

Wilsonville Comprehensive Plan Map
Designation: Industrial (Area G)

Wilsonville Zone Map Classification: Planned Development
Industrial (PDI).

Kristy Lacy, Blaise Edmonds. Paul Lee, Steve Adams, Don Walters
and Kerry Rappold

Development Review Board, Panel A
Wilsonville Road Business Park

Staff Report - Exhibit Al Aprb5-2010 April 12, 2010
Page 1 of 130
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REQUESTED ACTIONS:

The Development Review Board is being asked to review concurrent applications proposing development
] £ PI proj g I

of an industrial/office/service commercial park and appurtenant site improvements. The applicant is

submitting requests for

A. DB09-0047: Zone Map Amendment

B. DB09-0048: Stage 1 Development Plan

C. DB09-0049: Stage 2 Final Development Plan

). DB09-0050: Class 3 Site Design Review (Phase 1)
£. DB09-0051: Master Sign Plan

F. DB09-0052: Partition

G. DB09-0053: Class 3 Waiver

P

APPLICABLE CRITERIA:

Planning and Land Development Oldmance' Sections 4.008-4.035;4.116;4.117; 4.118; 4.135; 4. 1“"

4.140; 4.155;4.156;4.167;4.169; 4.171,4.172; 4.175-4.179; 4.197; 4.199; 4.200-4.290; 4.300; 4.40(
4.450; 4.800. Other Planning Documents: C()mprehcnsx\'e Plan; Transportation Systems Plan; .\mrm
Water Master Plan

STAFF RECOMMENDATION: Approve the Site Design Plans for the industrial/office/service
commercial park and associated site improvements including landscaping and signage.

VICINITY MAP:
=]

| ProGrass

| Rose City Convacting

L
Montebelio l
Ap'\rm'u’ nis

pment Review Board, Panel A staff Report - Exhibit Al Apr-52610 !/w 12, 2010




GENERAL PROJECT DESCRIPTION (Provided by the Applicant):

“This package includes applications related to the development of an industrial/office/support retail use
project located on the south side of SW Wilsonville Road, at the Wilsonville Road/Kinsman Road
intersection. As noted above, the package includes a zone change to PDI in order to implement the
Comprehensive Plan designation for the property, along with PDI Stage I and Stage II approvals and a
partition to create the Kinsman Road extension with a separate parcel on the east and west sides of the
right of way.”

SUMMARY:

Pacific NW Properties seeks approval to develop an industrial/office/commercial business park and
appurtenant site improvements. The site is located at 9900 SW Wilsonville Road, immediately west of
the railroad crossing. The site is approximately 8.81 acres or 383,764 square feet.

As a part of the proposal the applicant will be dedicating right-of-way for Kinsman Road. The right-of-
way will set the stage for a two parcel partition and two (2) phase development. The proposed parcel east
of the right-of-way, Parcel 2, will be developed as part of Phase 1.

The proposal includes a request for Stage I and Stage II approval for Phase 1 (Parcel 2) and Phase 2
(Parcel 1). The applicant is requesting Site Design Review for Phase 1 (Parcel 2) only. Phase 1 consists
of four (4) single-story buildings; 70,731 sq. ft. of industrial, 10,290 sq. ft. of office and 8,814 sq. ft. of
commercial. Future Phase 2 will consist of a two-story, 21,700 sq. ft. office building.

HISTORY:

The vacant undeveloped site was once a filbert orchard and forested. In 1999 a total of sixteen (16) non-
exempt/non-filbert trees were removed from the site without permit. 254-caliper inches were subject to
mitigation. A stop work order was issued, a code enforcement file opened (See Exhibit A4 — Case file
98CE12) and a motion for temporary restraining order and order to show cause why preliminary
injunction should not enter was filed with the Clackamas County Circuit Court (Case no. 98-06-437). An
ensuing Administrative Review, Case file #99AR02 (See Exhibit A3), for site development and clearing
was issued with conditions of approval such as site clean up, removal of brush and filberts, erosion
control, mitigation and a partial settlement. In 2007 Planning Staff received a request (Case file #AR07-
0025) to amend Case Files 99AR02 and 99AR02 (Amended), allowing the removal of filbert trees on the
subject site and to defer implementation of any mitigation plan until the site is developed. On May 8,
2007 the prior owner paid a partial settlement satisfying a condition of approval from 99AR02
(Amended) and a decision was issued. The decision included conditions to clean-up the site including
removal of invasive species, to have all brush and filbert removal complete within 21 days and the site
reseeded within 7 days of filbert removal. The decision also approved a landscaping plan to mitigate the
loss of 254 caliper-inches of trees with trees and shrubs totaling 261 caliper-inches in the future
development plan for the subject property. Based upon that approval the subject development is required
to comply with the approved landscaping plan which has been incorporated into the proposed landscape
plan shown on Sheet LM 1.0 of Exhibit B2. '

. POSITIVE SITE PLAN ATTRIBUTES:

One of the City Council’s goals is to “Engage the Community in Smart Growth and Sustainability
Concepts.” The proposed development is a good example of a development that was created using smart
growth principles. Smart Growth Principles include such things as mixing land uses, creating walkable
neighborhoods and preserving critical environmental areas. The proposal is for a mixed use development
including industrial, office and service commercial/retail. Inclusion of the commercial tenant spaces will
reduce dependence upon vehicular transportation. It is anticipated that commercial tenants will likely be
tenants who service the industrial tenants. For example, a café or deli may choose to locate here allowing
industrial employees to walk to get their lunch as opposed to drive.

Development Review Board, Panel A Staff Report - Exhibit Al Aprb-5;2010 April 12, 2010
Wilsonville Road Business Park Page 3 0f 130
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The proposed site plan includes provisions for positive pedestrian circulation. The pedestrian circulation
provides safe connections to the street system as well as internally in the site. Internal pedestrian
connections are designed to avoid dead-end areas. As a part of providing a safe pedestrian environment,
the applicant is proposing a double row of street trees along Wilsonville Road. The trees w111 provide
sense of enclosure to the street space while reducing heat island effects.

The pedestrian system and bike lane proposed with the Kinsman Road Extension are very important. The
route beginning from Wilsonville Road is an important part of the bicycle/pedestrian system that connects
to the path along the access drive to the Water Treatment Plant. In particular it is identified as Project
C21, the Water Treatment Plant connection. According to the Bicycle and Pedestrian Master Plan, “This
project will extend the existing off-street path leading from the Water Treatment Plant to the ‘T’
intersection of Kinsman and Wilsonville Road. (It will) Provide(s) greater connectivity from homes and

business north of Wilsonville Road to the Water Treatment Plant and the proposed regional Waterfront
Trail.”

In addition to the mix of uses and walkable environment, the western edge of the site is within the
Significant Resource Overlay Zone (SROZ).  The City recently passed ordinance #674, an ordinance
amending the Comprehensive Plan and Planning and Land Development Ordinance to comply with
Metro’s Title 13 (Nature In Neighborhoods) of the Urban Growth Management Functional Plan. The
ordinance was approved by City Council on November 16, 2009 with an effective date of December 16,
2009. While the effective date was after the applicant’s official submittal date of October 8, 2009, the
applicant has designed the project to comply with Title 13 through the implementation of Habitat-
Friendly Development Practices; the use of permeable paving in the parking area which is within the
SROZ Impact Area (Parcel 1, Phase 2), stormwater treatmient within the public right-of-way and
minimization of paved areas. The design also protects the waterway and wetlands by minimizing the area
to be affected by work, and by restoring vegetation in the SROZ area.

ISSUES:

1. Proportionality of public facility conditions to impact of the development — Dolan findings:

The Standard.

Conditions imposed under W.C. 4.140 (Planned Development

Regulations) and W.C. 4.200 — 2.90 (Land Divisions), among other permits and approvals, must be
consistent with State and Federal Constitutions. While no local code section requires it, Dolan v. City of
Tigard, 512 US 374, (1994), construed the 5® Amendment of the US Constitution to require that when
local governments impose, through "individualized determinations,” property dedications as conditions of
land use permit approval, it must demonstrate that the requirements are related both in nature and extent
to the impact of the proposed development.

Specifically the Dolan test states that exactions of property must have an "essential nexus," between the
exactions and the harm created by the proposed development and that there be a reasonable relationship —
a "rough proportionality" - between the impacts of the development and the exaction.

The Exactions.
PF conditions recommended by staff require that the applicant dedicate 73 feet of Right-Of-Way (ROW)
for the Kinsman extension through the site (to accommodate a center tumn lane, sidewalks/bike lanes,
storm water swales and planter strips), an § ft. Public Utility Easement along Kinsman and a 10-ft. PUE
along Wilsonville Road. Dolan has been construed by the courts to be limited to dedications — exaction of

Development Review Board, Panel A Staff Report - Exhibit A1 Aprl-5-2040 April 12, 2010
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‘property — and not to improvements to public facilities such as a road or a water line. It has also been
limited to cases where requirements are imposed on a case by case basis, and not through generally
applicable legislation. Under W.C. 3.294, the city's adopted public works standards apply to all public
improvements in the city. Additionally, and importantly, the analysis does-not apply to those exactions (or
portions thereof) paid for by the city. PF conditions go on to require a 12" water system in Kinsman and
an 8" looped water system through the east side. In this connection, it must be noted that staff is
recommending that applicant and the city enter into a Development Agreement that apportions the cost of
these exactions such that the city will grant SDC credits or otherwise reimburse the applicant for one half
of the cost of dedication and design and construction of a 50-foot collector roadway, curbs, gutter,
sidewalks, storm water facilities, landscaping, streetlights, paving, signage and striping. This cost sharing
is in line with traditional exactions which has a developer proving the first 24 foot of pavement. The fact
. that Kinsman divides the property and requires a turn lane to accommodate and mitigate queuing for
development-generated traffic militates in favor of the 50-50 cost sharing. As regards provision of other
public utilities, the city proposes to credit the applicant for construction cost difference between a
standard 8 inch water main to an extra capacity 12 inch water main. Other extra capacity improvements (a
marginally thicker concrete street) are similarly called out as a city expense.

Not all public facility construction requirements are subject to the Dolan analysis. We will return to this
point, but for now, the Dolan standards will be applied to all the public facility requirements.

Nexus

There is a nexus between the exactions and the city's legitimate interest in insuring adequate
transportation connectivity. The findings elsewhere in this report and contained in the PF Conditions are
referenced and incorporated herein. The city has determined that access and other city requirements for
connectivity and adequate functioning of infrastructure is necessary for approval of the requested permits.
Specifically, the primary problems the development would cause, without the exactions, and mitigate with
them involve the extensions of Kinsman Road through the site. Kinsman Road intersects at a T north of
the site at Wilsonville road. Its extension southward through the site is provided in the Transportation
System Plan (TSP), an element of the Comprehensive Plan. Without the requirement that Kinsman be
extended as planned will result in maintenance of Industrial Way, an off-set access road to the west, as the
primary access in this area to properties south of Wilsonville Road to the city limits. The city has a
legitimate governmental interest in assurmg that a development does not cause the public problem of
inadequate, unsafe and inefficient pubhc transportation facilities. Pursuant to the TSP policy of
connectivity, this is done by ensuring that adequate streets that logically continue the city's street system
are provided in order to avoid traffic generation that exceed the street system carrying capacity and
involves excessive queuing and turning conflicts, which then cause dangerous or hazardous traffic
conditions. This similarly applies to the required center tum lane on Kinsman, the opening of the
westbound left turn pocket on Wilsonville Road and signal modifications at the Kinsman/Wilsonville
Road intersection. The required sidewalk and bikeway route is also shown in the Kinsman corridor in the
TSP. Other water, sewer and storm sewer requirements serve obvious public health and safety
requirements. Together, the city has a legitimate governmental interest in requiring these public facilities
and the associated exaction alleviate or avoid these problems.

Rough Proportionality
From the above findings, we observe that the development is benefitted by the exactions and that the
‘exactions serve to mitigate the impacts of the development. In particular, the extension of Kinsman and its
construction to a 50 foot street in a 73 foot ROW, rather than a local street, alleviates the identified traffic
connectivity problem in a way that is “roughly proportional” to the project's effect on traffic and capacity
problems now as envisioned. There is a quantitative relationship between the development-generated
traffic and expected traffic volumes expected in the future. As PFC27 notes, DKS, a professional traffic
- consultant, conducted a Traffic Impact Study that considered the proposed buildings and uses on the
property, (approximately 10,000 s.f would be service commercial or retail, 38,175s.f. would be general
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office space and 79,075 s.f. would be industrial space), and calculated that the project would generate 186
PM Peak Hour Trips. Then, relying on two additional traffic studies, analyzed the 2030 horizon year
traffic demands based on build out of the undeveloped lands to the south of the site, DKS, estimated that
Kinsman Road will carry 410 total PM peak Hour trips in 2030. The 186 PM Peak Hour trips generated
by the applicant's development would be 45.4% of this figure proportionally. This figure is almost
directly proportional to applicant's 50% cost share as dictated by the required development agreement. It
is certainly roughly proportional to the impacts of the development.

As alluded to earlier, not all requirements relating to the provision of public infrastructure are subject to
Dolan analysis. A sharper focus on the nature of the exactions and proposed financing approach helps
identify which exactions must be analyzed under Dolan. Netting out those exactions that 1) are
legislatively imposed as standards, 2) do not involve property interests (dedications) and 3) are
constructed at city expense, we are left with the 50% portions of the ROW and easement dedications as
being subject to the Dolan analysis. Given the above analysis, the requirement that the applicant bear the
cost of making 50% of the required dedications is "roughly proportional" to the trip generation and other
impact the development on the affected area. :

2. Setback Waiver:

This request involves a waiver to the rear setback, specifically the setback from Buildings 3 and 4 of
Parcel 2 to the south property line. The minimum rear setback in the Planned Development Industrial
(PDI) Zone is thirty (30) feet. The application is proposing a ten (10) foot setback for proposed Buildings
3 and 4. Pursuant to Section 4.118(.03)A.8. yard requirements can be waived in order to implement the
purposes and objective of Section 4.140, and based on findings of fact supported by the record. The
applicant has provided findings that the decreased setback is “due to the relatively limited depth of the
site in a north-south dimension, and the resulting building layout constraints.” The applicant goes on to
state that “if one starts from the Wilsonville Road right of way and moving south provides the required
landscape area, a double-loaded parking aisle, a "flex" building, a trucking area, and an industrial
building, it is not possible to both meet the dimensional standards of the Code and also provide building
dimensions appropriate to the uses expected.” If sufficient depth existed to provide circulation south of
Building 3 and 4, given existing vegetation immediately south of the subject site and distance from the
right-of-way, Staff finds that the area would be more vulnerable to crime than the current configuration.
Deviation from setback permits flexibility in the placement of buildings thereby providing an open

circulation system i.e. centralized truck loading courtyard, resulting in good site surveillance for loading
docks.

The applicant adds that the intent of the 30-foot building setback is to "preserve open areas between
buildings and other properties, notwithstanding that such areas may be used for vehicle areas if provided
with appropriate perimeter landscaping. In this particular case, there is an existing 20-foot wide public
sewer easement along the entire north side of the abutting property to the south of the subject site. Since
this easement is permanent, it ensures that there will always be no less than 30 feet between the proposed
- building and any future building on the property to the south, even if the DRB were to approve a waiver
to reduce the building setback on the adjacent property to the maximum extent possible.” Staff finds that
it is unlikely that the public sanitary sewer line would be abandoned or relocated thereby resulting in the
abandonment of the easement. , -

The Applicant further states that “Vegetative buffering is not inherently required as a result of a 30-foot
setback. However, the setback area does provide some degree of buffer between uses even if not fully
landscaped, so a part of meeting the intent of the setback in this area is addressed by increased
landscaping in the proposed 10-foot wide area. The increased landscape standard for this area is shown on
the landscape plan.” Staff finds that landscaping of at least 15% of the site is required; therefore,
vegetative buffering is inherently required as a result of the 30-foot setback. The landscape requirements
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of Section 4.176, specifically Section 4.176(.01)E., take into consideration buffering of adjacent
properties recognizing the reduction of visual, noise and lighting impacts of development on abutting sites
or uses. In order to mitigate the reduced setback, Staff is recommending additional buffering consistent
with the High Screen Buffer Standards of Section 4.176(.02)E. (See Condition of Approval PDC11).

Staff notes that the south fagades of Buildings 3 and 4 (facing the adjacent OrePac property) are relatively
blank. To mitigate the impact of the buildings on adjacent properties, Staff is recommending that the
applicant continue the paint banding treatment to the south elevation utilizing the proposed color palette;
paint P-1 (Miller Paint Strafford Brown) above 10’ above finished floor and paint P-2 (Miller Pain Barn
Rafter) below 10’ above finished floor. Proposed condition of approval PDG1 will help mitigate the
decreased setback and provide visual interest from adjacent properties.

With Conditions of Approval, Staff finds that this design produces a comprehensive development equal to.
or better than that resulting from building layout that respects building setbacks. Staff therefore supports
a ten (10) foot setback along the south edge of Parcel 2.

3. Phasing:

Pacific NW Properties is proposing to develop the site in two (2) phases. Upon completion the facility
will be approximately 111,535 sq. ft. (89,835 sq. ft. — Phase 1 and 21,700 — Phase 2). Phase 1 will
include partition of the property and construction of Kinsman Road. Phase 1 will also include four @)
industrial, office and service/retail buildings on the parcel east of the newly extended Kinsman (proposed
Parcel 2). Phase 2 will include a two story office building to be constructed west of the newly extended
Kinsman right-of-way (proposed Parcel 1). Upon completion the complex will include approximately
111,535 sq. ft. (89,835 sq. ft. — Phase 1 and 21,700 sq. ft. — Phase 2). It is important to note that the
Applicant is requesting Stage I and Stage II approval for both Phase 1 (Parcel 2) and Phase 2 (Parcel 1).
The applicant is requesting Site Design Review for Phase 1 (Parcel 2) only.
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CONCLUSIONS AND RECOMMENDATIONS:

Staff has reviewed the applicant’s analysis of compliance with the applicable criteria. Staff finds
that the analysis satisfactorily demonstrates compliance with the City’s Comprehensive Plan and
the Planning & Land Development Ordinance. The Staff report adopts the applicant’s responses as
Findings of Fact except as noted in the Findings and meodified by proposed Conditions of Approval.
Based on the Findings of Fact and information included in this Staff Report, and information
received from a duly advertised public hearing, Staff recommends that the Development Review
Board approve the proposed applications (DB09-0047 through DB09-0053 and DB10-0001) and
with the following conditions: . '

CONDITIONS OF APPROVAL FOR REQUESTS ‘4’ - ‘G’:

The application and supporting documents are hereby adopted for approval with the following conditions:

PD
BD
PF
'NR
TR
FD

Planning Division Conditions
Building Division Conditions
Engineering Conditions

DB09-0047: Zone Map Amendment

DB09-0048: Stage 1 Development Plan
DB09-0049: Stage 2 Final Development Plan
Natural Resources Conditions DB09-0050: Class 3 Site Design Review (Phase 1)
SMART/Transit Conditions DBO09-0051: Master Sign Plan :
Tualatin Valley Fire DB10-0001: Class 3 Waiver to the Sign Code

and Rescue Conditions DB09-0052: Partition '
DB09-0053: Class 3 Waiver to the Rear Setback

HEOWP

Q=

PDAI1.

Consistent with the allowed uses of the Planned Development Industrial (PDI) Zone, as
outlined in Section 4.135(.03) of the Wilsonville Development Code, and as identified in the
submitted plans, this action approves the following maximum square footage of use per
phase:

Phase 1:

e Industrial - 70,731 sq. ft.
s Office — 10,290 sq. ft.

s Commercial - 8,814 sq. ft.
Phase 2:

o Office - 21,700 sq. ft.

(See Findings A20 and A4)

PDB1. Should the operations of this project by either the owner or future tenants fail to meet any
performance standards of Subsection 4.135(.05) of the City’s Development Code, the
property owner and/or future tenant(s) shall seek approval from the Planning Division for the
City of Wilsonville.

PDB2. Landscaping on the subject site must meet the vision clearance requirements of Section
4.177. '

PDB3. All utilities shall be placed underground per Subsections 4.300-4.320.
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PDB4.

The Applicant/Owner shall supply evidence through AutoTurn exhibits or another acceptable
method that large format vehicles can negotiate turning movements on the east edge of the
site. If it is determined that the turn cannot be made, the applicant shall provide signage at
prohibiting large trucks from using the easternmost drive aisle. (See Finding B35.c.).

PDBS.

The Applicant/Owner shall revise the submitted site plan to include an additional pedestrian
crossing from Building 1 to the public sidewalk on Kinsman Road.

PDBé6.

Emission of odorous gases or other odorous matter in quantities as detectable at any point on
any boundary line of the property on which the use is located shall be prohibited. The
applicant must abide by state regulations as they relate to emissions control.

PDB7.

Pursuant to Section 4.135(.05)E., future development of Parcel 1 (Phase 2) shall not include
loading or unloading areas within 100 feet of the west property line.

PDBS.

All waste and emissions must be disposed in a manner compliant with Public Works
Standards and the State Department of Environmental Quality. In particular, all processes
must incorporate pre-treatment devices to limit the amount of pollutants that may be released
and that all facilities must meet applicable state emissions requirements

PDB9.

All noise generated, with the exception of traffic noise, must comply with the standards
adopted. by DEQ.

PDB10.

Pursuant to Section 4.135(.05)J. no activities that might generate electrical disturbances will
take place on the property. :

PDB11.

Pursuant to Section 4.135(.05)L. open burning is prohibited.

PDBI12.

- landscaping on the Phase 2 site, including the SROZ mitigation, stormwater outfall

4—4—76(—9299— The initial construction assoczated wzth Phase 1 shall mclude

area, and field grass seeding in the future development area as shown on the
submitted landscape plan. A final landscape plan shall be submitted through a
Class I Administrative review, which in addition to the landscaping as noted shall
add plant materials as required along both street frontages (SW Wilsonville Road
and SW Kinsman Road) in order to result in a five-foot wide Low Screen
Landscape of Section 4.176(02)D. Staff recommends that the Applicant/Owner utilize
plantings similar to Phase 1; Otto Luyken, Escallonia and Red Sunset Maple. It should be
noted that Based upon a recent site visit, Staff notes that there are some existing shrubs
planted on the north edge of Phase 2 (Parcel 1) immediately south of the existing sidewalk.
The appllcant 18 permltted to utlhze those plantmgs to meet thlS requlrement A-revised

Rewevv- See Fmdmgs B49 C8 and C34

PDB13.

On-going maintenance of street frontage areas shall be the responsibility of the
Applicant/Owner or an assigned property management company. See Finding B63.
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PDB14.

Because cuts may exceed the minimum state requirement of 50 cubic yards a Joint Permit
Application or General Authorization from the Oregon Division of State Lands (DSL) and/or
the Army Corps of Engineers may be required. A copy of all applicable state permits or
proof that state permits are not required must be submitted to the Planning Division prior to
Grading Permit approval. The Applicant/Owner shall also provide full calculations regarding
cut and fill balancing and floodplain compensation prior to Grading Permit approval.

PDB15.

Prior to Public Works Permit approval for the Kinsman Road right-of-way, the
Applicant/Owner must obtain Bonneville Power Administration (BPA) approval of all
development within the BPA easement' including, but not limited to, landscaping and
circulation. A copy of the approval must be submitted to the Planning Division. Upon
review by BPA of the proposed plan, minor modifications to the proposed plan must be
reviewed by Staff through a Class I Administrative Review. (See Finding B68 and C70).

PDB16.

The Applicant shall obtain a conditional use permit for any wireless communications per
Subsection 4.800.

PDB17.

The Applicant/Owner shall submit legal evidence of shared parking in the form of deeds,
leases, or contracts securing full access to parking areas.

PDC1.

This action approves the request regarding Tax Lots 100 and 101 in Section 23B; T3S R1W,
for the Stage 2 Final Plans submitted with this application, approved by the Development
Review Board, and stamped “Approved Planning Division”. This approval for the Stage 2
Final Plans shall expire two years after this action, per Section 4.140(.09)(1).

PDC2.

The Applicant/Owner shall provide a landscape hedge between the proposed parking lot on
Parcel 1 (Phase 2) and the mitigation plantings. The hedge coupled with the mitigation tree
planting shall meet the City’s low screen landscape standards of Section 4.176(.02)D. (See
Finding C23)

PDC3.

Consistent with Section 4.155(.02)]., parking spaces along the boundaries of a parking lot
shall be provided with a sturdy bumper guard or curb at least six (6) inches high and located
far enough within the boundary to prevent any portion of a car within the lot from extending
over the property line or interfering with required screening or sidewalks. Parking spaces
immediately adjacent to sidewalks must include sturdy bumper guards.

PDCA4.

All pedestrian crossings shall be clearly demarcated through pavement markings or
alternative materials to alter motorists to pedestrians.

PDCS.

Pursuant to Section 4.172(.06)F.3., prior to grading plan approval the Applicant/Owner shall
submit a final soils stabilization plan for all cuts, fills and graded areas.

PDC6.

Prior to issuance of a Public Works Permit, the applicant shall provide a site plan
demonstrating the location of an elevation marker, set at two (2) feet above the 100-year
flood elevation. Pursuant to Section 4.172(.06)H.1., said marker shall be properly identified
and permanently monumented in concrete. (See Finding C52).

PDC7.

Pursuant to Section 4.172(.07)B., all new construction shall be constructed with materials
and utility equipment resistant to flood damage. All new construction shall be constructed
using methods and practices to minimize flood damage.
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PDCS.

The Applicant/Owner shall notify the Federal Emergency Management Agency, Army Corps
of Engineers, Department of Land Conservation and Development and Department of State
Lands prior to any alteration or relocation of the watercourse, and submit evidence of such
notification to the Federal Insurance Administration. The Applicant/Owner shall submit a
copy of said evidence to the Planning Division.

PDCY.

The Applicant/Owner shall submit certification by a registered professional engineer that the
water quality swale will not result in any increase flood levels during the occurrence of the
100-year flood discharge. (See Finding C59)

PDC10.

Consistent with Section 4.176(.02)D. of the WC, ground cover plant must fully cover the
remainder of landscaped areas not covered by shrubs or trees. (See Finding C69).

PDC11.

The Applicant/Owner shall provide a revised landscape plan that includes plantings on the
south property line that will form a continuous screen at least six (6) feet high and 95%
opaque, year-round. A Final Landscape Plan shall be submitted to the Planning Division
through a Class I Administrative Review. (See Finding C71).

PDC12.

Al HVAC equipment shall be inconspicuous and designed to be screened from off-site view.
This includes, to the greatest extent possible, private utilities such as natural gas and
electricity. The City reserves the right to require further screening of the equipment and |
utilities if they should be visible from off-site after occupancy is granted.

PDC13.

All plantings shall meet the requirements of Section 4.176(.06).

PDC14.

Planning Division staff is hereby granted approval authority of the irrigation plan for the
project to be submitted with the Building or Engineering Permit Set. The Applicant/Owner
shall submit an Irrigation Plan through a Class I Administrative Review. This plan shall meet
the requirements of Subsection 4.179(.09)(A-D). The Final Irrigation Plan shall be submitted
with the Final Landscape Plan to guarantee appropriate coverage. Landscaping shall be
professionally maintained by weeding, pruning and replacing dead plant material as necessary.

PDC1s.

The Applicant/Owner will be required to post a bond or other security acceptable to the
Community Development Director for the installation of the approved landscaping, should
the approved landscaping not be installed at the time of final occupancy of the proposed
building.

PDC16.

The Applicant/Owner shall provide a public sidewalk easement to accommodate those
sections of the proposed sidewalk outside the public right-of-way.

PDC17.

The Applicant/Owner shall waive the right of remonstrance against any local improvement
district that may be formed to provide public improvements to serve the subject site. Before
the start of construction, a waiver of right to remonstrance shall be submitted to the City
Attorney.

PDC18.

Vertical and horizontal clearance for bicycle and pedestrian paths shall be consistent with
Public Works Standards.

PDC19.

Prior to occupancy of Phase 1, the Applicant/Owner shall provide Planning Division Staff
with a copy a letter from the Allied Waste Services approving the design and location of the
solid waste/recyclable storage area.

PDC20.

All site lighting must be extinguished via a lighting control system consistent with Section
4.199.40(.01)D. and Table 5. The Applicant shall demonstrate through submitted building
plans that automatic devices exist to extinguish lighting or reduce the intensity to not more
than 50% of the requirements of Table 8 of Section 4.199. (See Finding C107).
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PDC21. The Applicant shall provide bicycle parking consistent with Section 4.155. Phase 1 shall

provide a minimum of ten (10) bicycle parking spaces within racks that both wheels and bike
frame can be locked securely.

PDD1. Construction, site development, and landscaping shall be carried out in substantial accord
with the plans, drawings, sketches, and other documents approved by the Board, unless
altered with Board approval. Minor amendments to the project that are to be conducted by

Planning Staff may be processed by the Planning Director through a Class I Administrative
Review process.

PDD2. The Applicant/Owner shall provide the general contractor for the proposed project with a

copy of the approved plans and conditions of approval adopted by the City.
PDD3. Buildins and-2-include-brick—vencerand soldiercoursins—at-tenant-store

final design, the NE corner of Building 3 and the NW corner of Building 4 shall
incorporate brick in an area and amount sufficient to relate the design of these
buildings to the brick theme included for the storefronts on Buildings 1 and 2. In
addition, the final paint scheme will provide a brick red painted band in the
storefront areas of these buildings to provide a design relationship to the brick
storefronts in Buildings 1 and 2. Paint color shall be submitted through a Class 1
Administrative review.

PDD4. Mitigation plantings on Parcel 1 (Phase 2) and as demonstrated on Sheet LM1.0 of Exhibit
B2 must occur in conjunction with Parcel 2 (Phase 1). (See Finding D2).

PDDS5. The Applicant/Owner shall provide screening on the east property line consistent with the
Low Screen Landscape Standards of Section 4.176 (.02)D. Pursuant to Condition PDB15, a
Final Landscape Plan shall be submitted to BPA for review and approval. Should BPA not
permit trees within the easement, the applicant shall install a landscape hedge consistent with
High Screen Landscape Standards of Section 4.176 (.02)E.

PDD6. Refuse storage facilities shall include color banding to match Buildings 1 through 4.

PDD7. Pursuant to Allied Waste’s request (see Exhibit B2), Ordinance #664 and Section 4.430(.02),
source separated recyclables shall be co-located with the storage area for residual mixed solid
waste.

PDE1. The Applicant/Owner of the property shall ensure that the sign is installed in substantial
compliance with the plans approved by the Development Review Board.

PDE2. Prior to installing signs the Applicant/Owner shall apply for a sign permit on a form entitled
Planning Department Site Development Application to the Planning Division to ensure
compliance with the DRB approval. '

PDE3. The Applicant/Owner shall obtain all necessary building and electrical permits (if applicable)
from the City of Wilsonville needed for the installation of the proposed signage.
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PDE4.

Any new utilities associated with proposed signage must be installed underground consistent
with Section 4.300 of the Development Code. - i

PDES. The Applicant/Owner shall submit a landscape plan for the area immediately surrounding the

proposed freestanding sign on Parcel 1 (Phase 2).

PDE6.

Project wall signs shall not exceed 600 square feet total. Individual tenant signs are limited to
26 square feet for single bay signs and 52 square feet for tenants with more than 1 bay or unit.
Sign size, materials and placement shall be consistent with Sheet A1.2 of Exhxblt B2 and
Exhibit BS.

PDE7.

Approval is granted for two (2) freestanding signs; one (1) on Parcel 1 and one (1) on Parcel
2. Each freestanding sign shall measure 4 ft. by 8 ft. or 32 square feet and shall be
approximately six feet tall measured from grade. Freestanding signs shall be consistent with
Sheet A1.2 of Exhibit B2.

PDF1.

The Applicant/Owner shall provide an appropriate easement and maintenance agreement for
the use of proposed refuse storage facilities. The easement and/or maintenance agreement
can be in the form of CC&Rs or a note on the final plat.

PDF2.

The Applicant/Owner shall submit an application for Final Plat approval through a Class I
Administrative Review. All required public dedications of land must be approved and
acceptance by the City and must be recorded with the County prior to final plat approval

PDF3.

Easements for sewers, drainage, water mains, electrical lines -or other public utilities shall be
dedicated wherever necessary. Easements shall be provided consistent with the City's Public
Works Standards, as specified by the City Engineer or Planning Director. All the utility lines
within and adjacent to the site shall be installed with underground services within the street
and to any structures. All utilities shall have appropriate easements for construction and
maintenance purposes.

PDF4.

Pursuant to Section 4.237(.02)B, the applicant shall provide an easement or drainage right-of-
way conforming substantially to the Seely Ditch drainage way. (See Finding F29.

PDFS.

In areas where street trees are located outside the right-of-way, the Applicant/Owner shall
provide an easement or other document guaranteeing the City the right to enter the site and
plant, remove, or maintain approved street trees.

PDF6.

Proposed parcels 1 and 2 shall have corner radii of not less than ten (10) feet and meet Public
Works Standards. (Sec Fmdmg F40)

PDGI.

The Applicant/Owner shall continue paint banding treatment from the north facade of
Buildings 3 and 4 to the south fagade. Specifically, the Applicant/Owner shall utilize the
approved color palette; paint P-1 (Miller Paint Strafford Brown) above 10’ above finished
floor and paint P-2 (Miller Pain Barn Rafter) below 10’ above finished floor.
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BDB1. ADVISORY. A 1200C PERMIT from the chpartrnent of Environmental Quality w1llvbe
' required for this project. A copy of the 1200C permit shall be submitted to the City as part

of the grading permit submittal. If no grading pemmit is required submit as part of. the
building permit application.

BDB2. ADVISORY. ADA PARKING shown on the plans is assumed to be shown for reference
only. Approval of the proposed handicap parking entails extensive review of the building
usage, site slopes, accessible walkways, and other factors beyond the scope of this
development review. ADA parking will be reviewed as part of the building permit process.

BDB3. ADVISORY. SEPARATION. WALKS paralleling vehicular ways shall be separated from
" vehicular ways by curbs, planted areas, railings, or other barriers between the pedestrian area
and the vehicular areas. Walks not separated shall be defined by a continuous detectable

warning that is 36” wide. Separations shall comply with Section 1109.7.7. (1103.2.4.7)

BDB4. ADVISORY. A grease interceptor will be required for any restaurant, coffee shop, or other
such establishment where significant amounts of oils or grease are being introduced into the
sewer system.

BDB5. ADVISORY. POSSIBLE FUTURE PARTITION. If there is a significant possibility that
the property will be partitioned at .a future date, it is highly recommended that the
Engineering Division ‘be consulted on the design parameters of the current project on-site
utilities. Water, sewer, and storm sewer piping serving multiple lots is. typically required to
be in easements and constructed to different design standards than such items serving only
one property. If the future division of the property is not considered at this time, a future

division may necessitate the removal and replacement of significant portions of the
infrastructure.

PFC1.  All construction or improvements to public works facilities shall be in conformance to the
" City of Wilsonville Public Works Standards.

PFC2. No construction of, or connection to, any existing or proposed public utility/improvements
will be permitted until all plans are approved by Staff, all fees have been paid, all necessary

permits, right-of-way and easements have been obtained and Staff is notified a minimum of
24 hours in advance.

PFC3.  All public utility/improvement plans submitted for review shall be based upon a 22”x 34”
format and shall be prepared in accordance with the City of Wilsonville Public Work’s
Standards.

PFC4.  Plans submitted for review shall meet the following general criteria:

a. Public/private utility improvements that are not contained within any public street shall
be provided a maintenance access acceptable to the City. The public/private utility
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. At the completion of the installation of any required public improvements, and before a

improvements shall be centered in a minimum 15-ft. wide public easement for single
utilities and a minimum 20-ft wide public easement for two parallel utilities and shall be
conveyed to the City on its dedication forms. )
Design of any public/private utility improvement shall be approved at the time of the
issuance of a Public Works Permit.

All elevations on design plans and record drawings shall be based on NAVD 88 Datum.
All proposed on and off-site public/private utility improvements shall comply with the
State of Oregon and the City of Wilsonville requirements and any other applicable
codes.

Design plans shall identify locations for street lighting, gas service, power lines,
telephone poles, cable television, mailboxes and any other public or private utility
within the general construction area.

All new gas, telephone, cable, fiber-optic and electric improvements etc. shall be
nstalled underground.

Any final site landscaping and signing shall not impede any proposed or existing
driveway or interior maneuvering sight distance.

Erosion Control Plan that conforms to City of Wilsonville Ordinance No. 482.
Existing/proposed right-of-way, easements and adjacent driveways shall be identified.
All engineering plans shall be stamped by a Professional Engineer registered in the State
of Oregon.

'punch list' inspection is scheduled, the Engineer shall perform a record survey. Said
survey shall be the basis for the preparation of 'record drawings' which will serve as the
physical record of those changes made to the plans and/or specifications, originally
approved by Staff, that occurred during construction. Using the record survey as a
guide, the appropriate changes will be made to the construction plans and/or
specifications and a complete revised 'set' shall be submitted. The 'set' shall consist of
drawings on 3 mil. Mylar and an electronic copy in AutoCAD, current version..

PFCS5.  Submit plans in the following format and order:

a. Cover sheet

b. General note sheet

c. Existing conditions plan.

d. Erosion control and tree protection plan.

e. Site plan. Include property line boundaries, water quality pond boundaries, sidewalk
improvements, right-of-way (existing/proposed), easements (existing/proposed), and
sidewalk and road connections to adjoining properties.

f. Grading plan, with 1-foot contours.

g. Composite utility plan; identify storm, sanitary, and water lines; identify storm and
sanitary manholes.

h. Detailed plans; show plan view and either profile view or provide i.e.’s at all utility
crossings; include laterals in profile view or provide table with i.e.’s at crossings;
vertical scale 17= 5, horizontal scale 1”’= 20’ or 17’=30’.

i. Street

J-  Storm sewer/drainage plans; number all lines, manholes, catch basins, and cleanouts for
easier reference . '

k. Water and sanitary sewer plans; plan; number all lines, manholes, and cleanouts for
easier reference.

. Detailed plan for storm water detention facility (both plan and profile views), including
water quality orifice diameter and manhole rim elevations. Provide detail of inlet
structure and energy dissipation device. Provide details of drain inlets, structures, and

“piping for outfall structure.
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m. Composite franchise utility plan.

n. City of Wilsonville detail drawings.
o. Illumination plan.

p- Striping and signage plan.

q. Landscape plan.

PFC6.

Prior to manhole and sewer line testing, design engineer shall coordinate with the City and
update the sanitary and stormwater sewer systems to reflect the City’s numbering system.
Video testing and sanitary manhole testing will refer to the updated numbering system.
Design engineer shall also show the updated numbering system on As-Built drawings
submitted to the City.

PFC7.

The applicant shall install, operate and maintain adequate erosion control measures in
conformante with the standards adopted by the City of Wilsonville Ordinance No. 482
during the construction of any public/private utility and building improvements until such
time as approved permanent vegetative materials have been installed.

PFCS.

The applicant shall obtain a 1200-C permit from the Oregon Department of Environmental
Quality before disturbing any soil on the respective site .

PFC9.

Stormwater detention is not required for this site.

PFC10.

A stormwater analysis prepared by a Professional Engineer registered in the State of Oregon
shall be submitted for review and approval by the City to address appropriate pipe sizing and
possible use of Low Impact Development (LID) principles.

PFC11.

The applicant shall be in conformance with all water quality requirements for the proposed
development per the Public Works Standards. If a mechanical water quality system is used,
prior to City acceptance of the project the applicant shall provide a letter from the system
manufacturer stating that the system was installed per specifications and is functioning as
designed.

PFC12.

The applicant shall provide the City with a Stormwater Maintenance Covenant and Access
Easement (on City approved forms) for City inspection of those portions of the storm system
to be privately maintained. Applicant shall maintain all private conventional storm water
facilities and LID storm water components located from back of curb onto and including the
project site.

PFC13.

Fire hydrants shall be located in compliance with TVF&R fire prevention ordinance and
approval of TVF&R.

PFC14.

The applicant shall contact the Oregon Water Resources Department and inform them of any
existing wells located on the subject site. Any existing well shall be limited to irrigation
purposes only. Proper separation, in conformance with applicable State standards, shall be
maintained between irrigation systems, public water systems, and public sanitary systems.
Should the project abandon any existing wells, they shall be properly abandoned in
conformance with State standards.

PFC15.

All survey monuments on the subject site, or that may be subject to disturbance within the
construction area, or the construction of any off-site improvements shall be adequately
referenced and protected prior to commencement of any construction activity. If the survey
monuments are disturbed, moved, relocated or destroyed as a result of any construction, the
project shall, at its cost, retain the services of a registered professional land surveyor in the
State of Oregon to restore the monument to its original condition and file the necessary
surveys as required by Oregon State law. A copy of any recorded survey shall be submitted
to Staff.
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PFC16. Sidewalks and pedestrian linkages shall be in compliance with the ADA Accessibility
Guidelines (ADAAG), as amended in 2002, or the 2005 Draft Public Rights-of-Way
Accessibility Guidelines for areas not fully addressed in the ADAAG standards as
determined by the City Engineer

PFC17. No surcharging of sanitary or storm water manholes is allowed.

PFC18. The project shall connect to an existing manhole or install a manhole at each connection
point to the public storm system and sanitary sewer system.

PFC19. A City approved energy dissipation device shall be installed at all proposed storm system
outfalls. Storm outfall facilities shall be designed and constructed in conformance with the
Public Works Standards.

PFC20. All required pavement markings, in conformance with the Transportation Systems Plan and
the Bike and Pedestrian Master Plan, shall be completed in conjunction with any conditioned
street improvements.

PFC21. The applicant shall provide adequate sight distance at all project driveways by driveway
placement or vegetation control. Specific designs to be submitted and approved by the City
Engineer

PFC22. Access requirements, including sight distance, shall conform to the City's Transportation
Systems Plan (TSP) or as approved by the City Engineer

PFC23. Applicant shall provide a minimum 8-foot Public Utility Easement along Kinsman Road
‘ public right-of-way, -and if one does not already exists, a minimum 10-foot Public Utility
Easement along Wilsonville Road public right-of-way

PFC24. Landscape trees located in the right-of-way and open spaces shall be situated so that they are
in compliance with City of Wilsonville Standard Detail No. R-1157. All proposed storm and
sanitary laterals, water services, fire hydrants, street lights, signage, and driveways shall be
clearly shown on the landscape plans so that potential conflicts can be noted and adjustments
made

PFC25. Where trees are located within 8 feet of public sidewalks and/or curbs, the sidewalks and/or
curbs shall be protected from root intrusion with a root control barrier system designed by a
Professional Landscape Architect registered in the state of Oregon; root control barrier shall
be approved by the City’s authorized representative before installation. Generally, the root
control system should be installed a minimum of 24 inches deep, with a minimum 20-foot
length centered on the root source. Installation of such systems shall be done so as to not
disturb the sidewalk, curb or base rock previously installed. Provide landscaping plan
showing location of root control barrier system

Specific C, ohimenig. .

PFC26. Applicant and City shall enter into a Development Agreement to clearly. detail and specify
what infrastructure is constructed over capacity and is eligible for SDC credits and/or
reimbursement from the City.

PFC27. At the request of Staff, DKS Associates completed a Transportation Impact Study (TIS)
dated April 22, 2009. This study looked at the five proposed buildings with the following |-
use breakdown: 10,000 s.f. service commercial or retail, 38,175 s.f. of general office space
and 79,075 s.f. of industrial space. The project is hereby limited to no more than the
following impacts.
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Estimated Net New Weekday PM Peak Hour Trips 186

Estimated Weekday Net New PM Peak Hour Trips 112
Through Wilsonville Road Interchange Area

PFC28. In determining the equitable share of the Kinsman Road improvements, along with the TIS
report described above for the development, DKS Associates completed two additional
traffic studies. These are titled Brown Road Extension Alternative Analysis dated March 13,
2009 (included -as part of the OBEC study titled Alternative Analysis Summary for New
Connector Street Between Wilsonville Road and Industrial Way dated April 2, 2009), and
the Comprehensive Brown Road Extension Alternatives Analysis dated January 25, 2010.
These studies looked at the 2030 horizon year traffic demands based on buildout of the
undeveloped lands bounded by the Portland & Western Railroad line, Wilsonville Road and
Brown Road; these studies used existing 2009 land uses and current land use zoning.

Based on this traffic modeling, it is estimated that Kinsman Road will carry 410 total PM
Peak Hour trips in 2030, of these 186 PM Peak Hour trips will be generated by the
Wilsonville Road Business Park, or 45.4% proportionally.

Because the subject development would create a demand for road improvements it is
appropriate to require the developer to pay for 4 proportionate share of the costs of those
improvements. :

The intersection of Wilsonville Road and Kinsman Road was reconstructed by the City as
part of the Wilsonville Road Phase 2B/3B CIP in 2005, including signalization of the south
leg which shall provide the only access from the project property to Wilsonville Road. The
value of the signal work for the south leg which benefits the project property and future
development south is estimated at $65,000.

The City has-entered-inte shall negotiate a development agreement with the Applicant
which specifies the City is responsible for 50% of the dedication and street construction
costs plus reimbursement to the Applicant for upgrading their 50% of the street from asphalt
to concrete. This cost sharing is roughly proportionate to the impacts created and of benefits
received by the proposed development.

PFC29. Applicant shall be responsible for design and construction of Kinsman Road from the
existing south arm of the Wilsonville Road/Kinsman Road intersection to a termination
point, agreed upon with the City, near the south property line. The 2003 Transportation
Systems Plan (TSP) shows this street classified as a Minor Collector and Applicant shall
design and construct the street within a 73-ft right-of-way, as depicted in Figure 4.17 of the
TSP. However due to safety issues with this portion of the road being constructed with
horizontal curves, the Applicant shall eliminate the on-street parking in favor of a center turn
lane to allow for expected truck traffic and turning movements. Thus the design shall
include two 12-ft travel lanes, a 14-ft center turn land, two 6-ft bike lines, two 5-ft
sidéwalks, and remaining right-of-way consisting of landscape planter strips or stormwater
swales. Design shall also include street lighting, striping, signage, storm drainage,
landscaping and irrigation.

PFC30. Kinsman Road shall be designed and constructed as a Portland Cement Concrete street in
conformance with the Public Works Standards.

Note that Kinsman Road north of Wilsonville Road was constructed using dowel cages.
Applicant shall be required to submit a geotechnical report for on-site soil conditions.
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Engineering will review the report and provide a response to the applicant as to the required
street design.

PFC31.

At the intersection of Wilsonville Road and Kinsman Road, the ADA ramps at the southeast
and southwest corners do not meet currant ADA accessibility standards. Applicant shall
remove the bottom two feet on these four ramps and replace with an approved truncated
dome surface.

PFC32.

At the south end of Kinsman Road, applicant shall work with City to construct an agreed
upon terminus to the street. Apphcant shall erect a Type III barricade with warning signage
at the street terminus

PFC33.

The applicant shall provide a ‘stamped’ engineering plan and supporting photometric
information that shows the proposed street light configuration meet the appropriate
AASHTO lighting standards for the proposed Kinsman Road

Street light fixtures and poles shall be from the approved PGE Option B equipment list

PFC34,

At the intersection of Wilsonville Road and Kinsman Road, Applicant shall be responsible
for verifying camera function loops on south leg of intersection and design/develop new
signal timing sequence for the intersection and coordinate with DKS & Associates and
Clackamas County in making all signal lights fully functional.

PFC3s.

Applicant shall perform what work is needed to open the existing closed westbound left turn
pocket on Wilsonville Road at the Kinsman Road intersection. This work is anticipated to
include removal of temporary pylons, restriping and adding left turn pavement arrows.

PFC36.

When the west tax lot (Phase 2) develops, the applicant shall remove the existing driveway
access to Wilsonville Road. Existing drop curb and gutter shall be removed and replaced
with the City standard Asphalt Street Curb and Gutter.

PFC37.

Applicant shall ceordinate with City staff and design the northwest corner of the west lot of
the site so as to allow City maintenance vehicles access to the water vault and equipment
located at the southeast corner of Wilsonville Road and Industrial Way. This will include
installing a City approved all-weather driving surface from the proposed parking area to the
water vault area.

PFC38.

Per City Resolution No. 1868, a resolution accepting the access control plan for Wilsonville
Road Phases 2B, 3A, and 3B, access to public rights-of-way shall be limited to the two
proposed driveways on Kinsman Road as shown on the Design Review Submittal December
2009 plans. No access will be allowed directly onto Wilsonville Road other that through the
south leg of the Kinsman Road intersection

PFC39.

The access driveway from the east property to Kinsman Road shall be designed with a
sufficient radius to allow egress by WB65 trucks with limited impact on the middle travel
lane and no impact on adjacent pedestrian sidewalks or landscape areas. Applicant shall
submit AutoTURN plots to the city for review.

PFC40.

In developing a drainage plan for stormwater management, the design engineer is
encouraged to provide, to the extent feasible, on-site Stormwater management through the
use of Low Impact Development (LID) principles. The primary Stormwater management
objective for LID is to match pre-development hydrologic condition over the full range of
rainfall intensities and durations. LID principles include, but are not limited to, the
following:

a. Integrate Stormwater management into site planning activities.
b. Use natural hydrologic functions as the integrating framework.

Development Review Board, Panel A Staff Report - Exhibit A1 Apr-52048 April 12, 2010
Wilsonville Road Business Park Page 19 of 130

Page 20 of 363



Minimize site disturbance.

Focus on prevention rather than mitigation.

Emphasize simple, nonstructural, low-tech, and low cost methods.
Manage stormwater as close to the source as possible.

Distribute small-scale LID techniques throughout the landscape.
Create a multifunctional landscape.

P o a0

If approved by the City’s authorized representative, alternative storm water design standards
may be substituted for the standards specified herein. While LID principals provides for
the consideration of alternative standards that may conflict with the City’s adopted Fire
Prevention Code, it is understood that alternative standards will be considered and applied
on a case-by-case basis.

At time of submittal it is not known if stormwater runoff will be handled by an LID system
or conventional drain inlet/piping system. Applicant shall work with the City in
development the stormwater system and coordinating with the City how stormwater runoff
will be controlled.

PFCA41.

Applicant shall be required to install a 12” diameter public water system on the east side of
Kinsman Road. Connect to the existing stub out at the south arm of the intersection with
Wilsonville Road and terminate in a 6” blow-off at the south end of the Kinsman Road right-
of-way.

PFC42.

Applicant shall be required to install a looped, minimum 8” diameter public water system
through the east site. Applicant shall connect to proposed 12” water main to be located in
Kinsman Road and the existing stub on Wilsonville Road located +390 feet east of Kinsman
Road centerline.

PFC43.

Applicant shall obtain written approval from and comply with any and ‘all conditions placed
on construction within the existing easements of Bonneville Power Administration.

PFC44.

When Kinsman Road is extended south of the project property, there may be a need for the
City to acquire either an easement or right-of-way at the southwest corner of the Phase 1
property to allow a driveway connection to the OrePac property. This connection is
anticipated to be through what is currently proposed to be landscape area southwest of the
proposed parking area improvements on the Phase 1 property.

Standard Comments:

Applicant shall provide a. minimum 8-foot Public Utility Easement along Kinsman Road

PFF1.
public right-of-way, and if one does not already exists, a minimum 10-foot Public Utility
Easement along Wilsonville Road public right-of-way.

PFF2. Applicant shall dedicate to the City a 73-ft right-of-way centered along the future extension
of Kinsman Road south from Wilsonville Road to the south property boundary, location of
said roadway as agreed upon with the City of Wilsonville.

PFF3. Wilsonville Road is already built to the fully anticipated width with bike lanes and
sidewalks. Therefore, no additional right-of-way will be required from property frontage on
Wilsonville Road.

PFF4. The applicant shall provide the appropriate easements to the City for any public sidewalk
improvements that are constructed outside of the dedicated right-of-way.
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PFF5.  Applicant shall provide an ingress and egress access easement acceptable to the City from
the west property driveway to the City’s water vaults and facilities located at the northwest
corner of the west property.

PFF6.  Applicant shall provide the City with a temporary 20-ft wide pedestrian ingress and egress-

easement at the southwest corner of the tax lot in Phase 2. This temporary easement will
extend from the west edge of the Kinsman Road right-of-way to the west property line,
extending 20 feet north from the south property line. If in the future Kinsman Road is
constructed southward to connect to Industrial Way/Brown Road, this temporary pedestrian
easement will extinguish upon completion and acceptance of the new roadway
improvements

"Stgmf cant Resource Overlay Zone -

NRC1.

All landscaplng, including herbicides used to eradlcate invasive plant species ‘and ex1stmg
vegetation, in the SROZ shall be reviewed and approved by the Natural Resources Program
Manager.

NRC2.

Prior to any site grading or ground disturbance, the applicant is required to delineate the
boundary of the SROZ. Six-foot (6°) tall eyclone fences with metal posts pounded into the
ground at 6’-8” centers shall be used to protect the significant natural resource area where
development encroaches into the 25-foot Impact Area.

NRC3.

The applicant shall minimize the impact to the SROZ during construction of the water
quality swale and storm outlet structure, and stabilize (i.e. install matting) the swale bottom
and slopes to avoid impacts associated with high water levels or stormwater runoff

NRC4.

All mitigation landscaping (Sheet LM1.0), required by Case Number 99AR02, shall be
completed as part of the Phase 1 improvements. Maintenance of the mitigation area shall be
the responsibility of the applicant, including:

a. Submitting a site preparation and maintenance plan for approval by the Natural
Resources Program Manager;

b. Preparing the site by removing invasive plants species;

c. Providing water during the establishment period (i.e. first two years) of the plants; and

d. Replacing any required plant material that dies within the first year of planting.

NRCS.

Pursuant to Section 4.139(.03)(.05) of the Wilsonville Code, the applicant is encouraged to
use habitat-friendly development practices to the extent practicable for any encroachment
into the 25-foot Impact Area

NRC6.

All proposed surfaces within the SROZ shall be constructed of permeable materials

Stormwater M anagement

NRC7.

Submlt a dramage report and dramage plans The report and plans shall demonstrate the
proposed stormwater facilities satisfy the requirements of the City of Wilsonville’s Public
Works Standards.
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NRCS.

Provide profiles, plan views and specifications for the proposed stormwater facilities
consistent with the requirements of the City of Wilsonville’s Public Works Standards

NRC9. Pursuant to the Public Works Standards, the applicant shall submit a maintenance plan
(including the City’s stormwater maintenance covenant and access easement) for the
proposed stormwater facilities prior to approval for occupancy of the associated
development.

NRC10. Pursuant to the City of Wilsonville’s Public Works Standards, access shall be provided to all

areas of the proposed stormwater facilities. At a minimum, at least one access shall be
provided for maintenance and inspection

Pursuant to the City of Wilsonville’s Ordinance No. 482, the applicant shall submit an
erosion and sedimentation control plan. The following techniques and methods shall be
incorporated, where necessary:

Gravel construction entrance;

a.
b. Stockpiles and plastic sheeting;
c. Sediment fence;
d. Inlet protection (Silt sacks are recommended); !
e. Dust control;
f. Temporary/permanent seeding or wet weather measures (e.g. mulch);
g. Limits of construction; and
h. Other appropriate erosion and sedimentation control methods.
NRC12. An approved DEQ 1200C is required for the entire project.
NRC13. Garbage/recYc]ing enclosures must contain adequate area for proper use of all receptacles,
no drain under enclosure and is recommended that the enclosure be covered.
NRC14. All food service will be required to have a Pretreatment/Building Division approved
oil/water interceptor.
NRC15.

Page 3C.2, Note 2, systems are to meet City of Wilsonville standards not the City of
Tualatin.

FDBI.

AERIAL FIRE APPARATUS ACCESS. If any building is 30 feet in height above the
lowest level of fire department vehicle access, then it shall be provided with approved fire
apparatus access roads capable of accommodating fire department aerial apparatus.
Overhead utility and power lines shall not be located within the aerial fire apparatus access
roadway. (OFC D105.1) Width. Fire apparatus access roads shall have a minimum
unobstructed width of 26 feet in the immediate vicinity of any building or portion of building
more than 30 feet in height. Proximity to building. At least one of the required access
routes meeting this condition shall be located within a minimum of 15 feet and-a maximum

Development Review Board, Panel A Staff Report - Exhibit Al Aprl-5:2040 April 12, 2010
Wilsonville Road Business Park Page 22 of 130

Page 23 of 363



of 30 feet from the building, and shall be positioned parallel to one entire side of the
building. (OFC D105.1-.3).

FDB2.

PHASE II ACCESS. Submit conformation that a fire department turn-around is not required
for Building 5. If a turn-around is required, that turn-around shall be approved by the fire
marshal and shown on the plans.

FDB3.

FDC SIGNAGE. The location of the FDC for Phase II shall be approved by the fire
marshal. (OFC 903.3.7) Phase I gang FDC location is approved. Since all buildings being
served by the Phase I FDCs are not visible from the gang FDC location, a sign meeting the
approval of the fire marshal shall be installed at the FDC location indicating the location of
the building being served in the complex, and which FDC serves which building. This shall
be addressed during plan review.

FDB4. - PREMISE IDENTIFICATION. Buildings shall have identification that is “plainly legible

and visible from the street or road fronting the property.” (OFC 505) This would be
Kinsman Road (Driveway access). Marquee or similar signage shall be installed at the
driveway entrance unless building identification can be clearly seen from the driveway
enfrance.

FDBS.

FIRE CALCS. Fire calcs shall be submitted for each building at the time of building permit
application. These calc sheets and instructions are available from the TVF&R web site.
(tvfr.com /Departments/ Fire Prevention/ Forms and Brochures/ Fire Flow Calculations)
The fire calcs will define how many hydrants are required, and if a building fire alarm or fire
sprinkler system may be necessary. Neither hydrant location, number of required hydrants
nor building plan review can proceed without the completed fire calcs.

FDB6.

ADVISORY. HYDRANTS. A 3-foot clear space shall be maintained around the
circumference of fire hydrants except as otherwise required or approved. (Oregon Fire Code
(OFC) Section 508.5.5) Items such as structures, electrical transformers, mail boxes,
retaining walls, street signs, planters, and sc on may not encroach into this space. The
mature size of plantings shall be assumed when designing the landscaping plans so as to
insure the 3-foot clear space. Exception: Low growing ground cover that is not a trip hazard.
Landscaping that presents d trip-hazard or visibly masks a hydrant is not acceptable.
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MASTER EXHIBIT LIST

The following exhibits are hereby entered into the public record by the Development Review Board as
confirmation of its consideration of the application as submitted. This is the master exhibits list that
includes exhibits for Planning Case Files DB09-0047 through DB09-0053 and DB10-0001.

A. Staff’s Written and Graphic Materials:

Al.

AS8.

STAFF REPORT:

Findings of Fact for Requests A through G

Proposed Conditions of Approval for requests A through G
Conclusionary Findings for requests A through G

. WILSONVILLE TRANSPORTATION SYSTEM PLAN - FIGURE 4.8
A3.
Ad.
A5,
A6.
A7.

CASE FILE 99AR(2

CASE FILE 98CE12

FIRMETTE, PANEL 242 OF 1175

POWERPOINT PRESENTATION (To be presented at the 4/12/10 DRB meeting.)
STAFF MEMORANDUM DATED APRIL 12, 2010 RECOMMENDING
AMENDMENTS TO THE STAFF REPORT AND INCLUDING REVISED
RESOLUTIONS NO. 194

WILSONVILLE TRANSPORTATION SYSTEM PLAN —~ FIGURE 4.7 2020
ALTERNATIVE 2, RECOMMENDED ROADWAY NETWORK, ADOPTED BY CITY
COUNCIL JUNE 2, 2003, REFERENCED BY COMMUNITY DEVELOPMENT
DIRECTOR MICHAEL BOWERS DURING HIS TESTIMONY BEFORE THE BOARD.

B. Applicant’s Written and Graphic Materials:

B1.
B2.

APPLICATION
NARRATIVE & PLAN SET revised December 7,2009 - Reduced size and full size
(SUBMITTED UNDER SEPARATE COVER):

A0.1-DR | Cover Sheet
Al.l Site Plan
Al.2 Master Signage Plan
Al3 Details
Cl.0 Civil Site Development Plan Cover Sheet
Cl.5 Existing Conditions Plan
Cl.7 Preliminary Plat
C2.0 West Site Conceptual Grading Plan
C2.1 East Site Grading Plan Sheet One
C2.2 East Site Grading Plan Sheet Two
C3.0 West Site Conceptual Utility Plan

East Site Phase 1 Storm and Sanitary Plan Sheet

C3.1 One

C3.2 East Site Utility Plan Sheet Two

C4.0 Site Utility Details

P0.0 Cover Sheet

P1.0 Project Overview

Kinsman Rd Public Street/Storm Plan and

P2.0 Profile

P3.0 Public Water Quality Swale Grading Plan

P4.0 Kinsman Rd Public Water Line Plan and Profile
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P5.0 On Site Public Water Line Plan
P6.0 Kinsman Rd Public Street Concrete Scoring Plan .
P7.0 Kinsman Rd Public Street Lighting Plan
L1.0 Landscape Plan
LM1.0 | Landscape Plan SROZ Mitigation Area
1A2.1 Building 1 Floor Plan
2A2.1 Building 2 Floor Plan
3A2.1 Building 3 Floor Plan
4A2.1 Building 4 Floor Plan West
4A2.2 Building 4 Floor Plan East
1A3.1 Building 1 Elevations
2A3.1 Building 2 Elevations
3A3.1 Building 3 Elevations
4A3.1 Building 4 Elevations
5A3.1 Building 5 Rendering
El1.0 Electrical Title Sheet
El.l Electrical Site Plan
E1.1ILC | Site Lighting Photometric
E1.2LC | Electrical Photometric Details
E1.3LC | Lighting Cut Sheets

B3. COLOR & MATERIALS BOARD

B4. SUPLEMENTAL FINDINGS WITH RESPECT TO CITY OF WILSONVILLE
ORDINANCE 674

B5. MEMO FROM CURT TROLAN, MILDREN DESIGN GROUP, PC; DATED
03/19/10.

C. Development Review Team Correspondence:
C1. DKS Traffic Study (Excerpt)
C2. Memo from Luke Bushman, Stormwater Management Coordinator; dated 01/26/10
C3. Memo from D. Walters; Building Plans Examiner; dated 02/19/10.
C4. Memo from Kerry Rappold, Natural Resources Program Manager; dated 03/03/10
CS. Conditions of Approval from Steve Adams, Deputy City Engineer; dated 03/18/10.

D. General Correspondence:

D1. LETTERS (NEITHER FOR NOR AGAINST):
Dl.a. Letter from Jerry C. Reeves P.E.; dated February 25, 2010
D1.b.1. Response from Ben Altman, SFA Design Group prepared for OrePac Building

Products; dated March 31, 2010 ,
D1.b.2. Memo from Staff regarding response from Ben Altman; dated April 2, 2010
Dl.c. E-mail from David Bernert to Kristin Retherford, Urban Renewal Manager; dated
4 April 5, 2010
D2. LETTERS (IN FAVOR): None Submitted
D3. LETTERS (OPPOSED): None Submitted
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E. Exhibits entered into the Record at the 04/12/10 hearing:

El. Two-page letter dated April 12, 2010 from J. David Bennett, P.C., Landye, Bennett,
Blumstein, LLP Attorneys, representing OrePac Building Products, Inc.
E2. One-page letter dated April 12, 2010 from David Bernert, President, Wilsonville Concrete
Products, Inc.
E3. DRAFT Community Development Staff Report to Mayor and City Council dated February
24, 2010 from Michael Bowers, Community Development Director, submitted by Ben Altman,
SFA Design Group.
E4. Two-page Notice of Pendency of an Action document regarding Case No: CV10040305 dated
April 8, 2010. Submitted by Jerry Reeves.
E5. Court docket of the Clackamas County Circuit Court for Case No: CV1 0040305 Jerry C.
Reeves Plaintiff v. Pacific NW Properties, LP, and John Does 1-10. Submitted by Jerry
Reeves.
E6. Copy of Page 224 of 247 of the Staff report showing a prior Slte plan for the subject property
dated July 23, 2008. Submitted by Jerry Reeves.
E7. PowerPoint presentation used by Ben Altman, SFA Design Group that summarized material
contained in the packet.
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FINDINGS OF FACT

1.  Statutory Timeline:

The statutory 120-day time limit applies to this application. The application was received on October
8, 2009. On January 26, 2010 the applicant submitted additional materials. It should be noted that
the applicant submitted supplemental findings on February 5, 2010 and March 19, 2010; however,
the findings were not required for the application to be deemed complete. On January 22, 2010 the
application was deemed complete. The 120-day time limit for this application was May 22, 2010.
On February 25, 2010, City Staff received a request from the applicant to continue the hearing to
April 12, 2010 with a corresponding request to extend the 120-day time limit to June 26, 2010. The
City must render a final decision for the request, including any appeals, by June 26, 2010.

2. Adjacent land uses:

B Compa’ssDirection ) I  Zone: l Existing Use: l
North: PDI & |  ProGrass. (Industrial)
_PDC Wilsonville Chevron & Tyler’s Automotive (Commercial)
South: I PDI J OrePac (Industrial) %
East: ~ PDC Lowrie’s Marketplace Shopping Center (Commercial)
(across Railroad Tracks)
West: R Vacant Residential Parcel
(west of Industrial Way) :

3. Comprehensive Plan and Zone Maps: The site has a Comprehensive Plan designation of Industrial
(Area G) and is zoned Residential Agricultural Holding (Industrial) RAH-I. Area G is located west
of the railroad tracks and south of Wilsonville Road. It contains a mix of planned and existing uses.
A detailed discussion regarding Area G can be found on page 39 of this report.

4. Previous Planning Approvals:

Filbert Issues

00101

90AR17 Orepac TL 100 & 700, Sec 23B | Install above ground diesel tank

98CE12 JC Reeves TL 100 Sec. 23B Tree cutting violation.

99AR02 Dan and Jerry TL 100 Sec 23B Filbert Removal, Tree Cutting, Mitigation

' Reeves SE corner of Wilsonville
Rd and Industrial Way

00DB44 City of 31TL 100, 101, 200, Architectural and landscape revisions,
Wilsonville 300, 400, 500, 600, 800, | identification signage, and gates along with
Water 900, 1300, 1800 and bikeway and pedestrian routes, and reconfirm -
Treatment Plant | 1900 Sec 23B Industrial Way as the vehicular access route

AR07-0025 | JC Reeves — 3S1W23B 00100 and Request to remove filberts and defer

implementation of any mitigation plan until the

site is developed.

Development Review Board, Panel A

Wilsonville Road Business Park

Staff Report - Exhibit Al

Page 28 of 363

Aprl-5:2010 April 12,2010

Page 27 of 130




5. Natural Characteristics: The subject site is relatively level. It consists of an undeveloped open

field with some man-made rock outcroppings. Vegetation consists of mowed grass and weedy
groundcover. The property is bordered by the Seely Ditch.

6. Review Procedures: The applicant has complied with Sections 4.013-4.031 of the Wilsonville
Code, said sections pertaining to review procedures and submittal requirements. The required public
notices have been sent and all proper notification procedures have been satisfied.
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GENERAL INFORMATION

Section 4.008. Application Procedures - In General.

The applicant is requesting the necessary site development permit applications to develop Tax Lots 100
and 101 in Section 23B, Clackamas County. Pacific NW Properties is proposing to develop the site in
two (2) phases. Phase 1 will include partition of the property and construction of Kinsman Road. Phase 1
will also include four (4) industrial, office and service/retail buildings on the parcel east of the newly
extended Kinsman (proposed Parcel 2). Phase 2 will include a two story office building to be
construction west of the newly extended Kinsman right-of-way (proposed Parcel 1). Upon completion
the complex will include approximately 111,535 sq. ft. (89,835 sq. ft. — Phase 1 and 21,700 sq. ft. —
Phase 2).

Section 4.009. Who May Initiate Applications.
The application has been submitted by the property owner, Tom Stern of Pacific NW Properties, with the
help of his representatives, Mildren Design Group, T.M. Rippey Consulting Engineers and Northwest

Surveying. The applicant/property owner has signed the development application demonstrating
compliance with this provision.

Section 4.034. Application Requirements.

Following is documentation, by request, of the standards and procedures appropriate to each application.
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Request A — Zone Map Amendment

REQUEST A
DB09-0047: ZONE MAP AMENDMENT
CONCLUSIONARY FINDINGS

WILSONVILLE DEVELOPMENT CODE -

Section 4.029 - Zoning to be Consistent with Comprehensive Plan

If a development, other than a short-term temporary use, is proposed on a parcel or lot which is not
zoned in accordance with the Comprehensive Plan, the applicant must receive approval of a zone
change prior to, or concurrently with the approval of an application for a Planned Development.

Al. The current RA-H zone serves as a holding zone to preserve the future urban develophlent potential
of sites which have not previously received development approval in accordance with the Comprehensive
Plan. The RA-H zone requires that upon partition or subdivision or a property designated for
development shall only be considered in conjunction with or following a zone change in conformance
- with the Comprehensive Plan, which identifies this property as Industrial. The proposal includes a
request for a two-parcel partition, development and the accompanying zone change to Planned
Development Industrial (PDI). This is consistent with the Comprehensive Plan as well as the
requirements of the RA-H zone; therefore, this provision is satisfied.

Section 4:110 — Zoning — Zones
(.01) The following Base Zones are established by this Code:

A. Residential Agricultural - Holding, which shall be designated “RA-H”.
E. Planned Development Industrial, which shall be designated “PDI”.

A2. The parcels proposed for re-zoning from RA-H to PDI are within the city limits of Wilsonville and
have a Comprehensive Map designation of Industrial. The zone change is being reviewed concurrently
with a Master Plan and a Development Plan for industrial, office and service/retail uses. The PDI zone
will implement the Industrial Comprehensive Plan Map designation.

Section 4.135. PDI- Planned Development Industrial Zone.

(.01)  Purpose: The purpose of the PDI zone is to provide opportunities for a variety of
industrial operations and associated uses.

A3. The applicant has provided summary findings that “The proposed development is designed to allow
light industrial operations to take place near retail and general office spaces. In creating a development
that attracts a diversified group, a variety of new jobs will be created.” The applicant goes on to state that
“Implementation Measure 4.1 .3.h supports appropriate retail development within Industrial areas. The
project is designed to provide approximately 5,800 square feet of retail commercial space within the two
northern buildings on the east parcel to serve the needs of the people living and/or working in the
immediate vicinity.” Staff notes that the project is designed with 8,814 feet of retail commercial, but
finds that the proposed and associated uses are consistent with the purpose of the PDI zone.
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Request A — Zone Map Amendment

(.03)  Uses that are typically permitted:

Warehouses and other buildings for storage of wholesale goods, including cold

storage plants.

Storage and wholesale distribution of agricultural and other bulk products,

provided that dust and odors are effectively contained within the site.

Assembly and packing of products for wholesale shipment

Manufacturing and processing _

Motor vehicle services, or other services complementary or incidental to primary

uses, and which support the primary uses by allowing more efficient or cost-

effective operations

Manufacturing and processing of electronics, technical instrumentation

components and health care equipment.

Fabrication

Office complexes - Technology

Corporate headquarters

Call centers

Research and development

Laboratories

Repair, finishing and testing of product types manufactured or fabricated within

the zone.

Industrial services

Any use allowed in a PDC Zone, subject to the following limitations:

1. Service Commercial uses (defined as professional services that cater to
daily customers such as financial, insurance, real estate, legal, medical or
dental offices) not to exceed 5000 square feet of floor area in a single
building, or 20,000 square feet of combined floor area within a multi-
building development.

2. Office Complex Use (as defined in Section 4.001) shall not exceed 30% of
total floor area within a project site.

3. Retail uses, not to exceed 5000 square feet of indoor and outdoor sales,
service or inventory storage area for a single building and 20,000 square
Jeet of indoor and outdoor sales, service or inventory storage avea for
multiple buildings.

4. Combined uses under Subsections 4.135(.03)(0.)(1.) and (3.) shall not
exceed a total of 5000 square feet of floor area in a single building or
20,000 square feet of combined floor area within a multi-building
development.

P.  Training facilities whose primary purpose is to provide training to meet

industrial needs.

Public facilities.

Accessory uses, buildings and structures customarily incidental to any permitted

uses.

S. Temporary buildings or structures for uses incidental to construction work.
Such structures to be removed within 30 days of completion or abandonment of
the construction work.

I.  Other similar uses, which in the judgment of the Planning Director, are
consistént with the purpose of the PDI Zone.

SRS EO I AN

Oz INRSNZQ M

S

Ad4. The applicant has provided the following summary finding as it relates to use:
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“This project is designed to accommodate industrial, office, and service/retail uses. The use
-allocation assumptions prepared for the traffic study are reflected in the allocations indicated on
the plan sheets accompanying this application, and include;
Total floor area:
Phase 1 = 89,835sf
Phase 2 = 23,800sf
Total = 113,633sf

Maximum office complex floor area = .30 X 113,633sf = 34,090sf

Phase 1 Allocations:
Office = 10,290sf .
Service/retail = 8814sf (2860sf in Building 1 and 5954sf in Building 2)
Industrial = 70,731 sf
Total = 89,835sf
Phase 2 = 21, 700sf Office”

The applicant is proposing 111,535 square feet; 70,731 square feet of industrial, 31,990 square feet (or
29%) of office and 8,814 square feet of commercial. Sheet Al.1 of Exhibit B2 provides a site plan
outlining the allocation of proposed uses. It should be noted that pursuant to this provision the applicant
is permitted up to 33,461 square feet (or 30%) of office and 20,000 square feet of commercial in multiple
buildings. Staff finds the proposed uses and the allotment of proposed uses to be consistent with this
provision. .Condition of approval PDA1 will guarantee compliance with this provision.

Section 4.197 Zone Changes and Amendments To This Code — Procedures.

(.02) In recommending approval or denial of a proposed zone map amendment, the Planning
" Commission or Development Review Board shall at a minimum, adopt findings
addressing the following criteria:

A. That the application before the Commission or Board was submitted in accordance with
the procedures set forth in Section 4.008, Section 4.125 (.18)(B)(2) or, in the case of a
Planned Development, Section 4.140; and [Amended by Ord 557, adopted 9/5/03];

AS. This application has been submitted in accordance with the procedures set forth in Sections 4.008
and 4.140. Section 4.125 (.18)(B)(2). applies to the Village (V) zone; therefore, it is not applicable.

B. That the proposed amendment is consistent with the Comprehensive Plan map
designation and substantially complies with the applicable goals, policies and objectives,
set forth in the Comprehensive Plan text; and

A6. The Comprehensive Plan map designation for the subject parcels is Industrial and the requested PDI
zone is consistent with and implements the Industrial plan designation. As described previously, the zone
change from RA-H to PDI is consistent with the Comprehensive Plan. A detailed discussion on the goals,
policies and objectives applicable to this proposal can be found beginning on page 34 of this report.

C. In the event that the subject property, or any portion thereof, is designated as
"Residential' on the City's Comprehensive Plan Map; specific findings shall be made
addressing substantial compliance with Implementation Measures 4.1.4.b, d, e, q, and x
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of Wilsonville's Comprehensive Plan text; and [Amended by Ordinance No. 538,
2/21/02.]

~A7. No portion of the subject parcel is designated as “Residential” on the City’s Comprehensive Plan
Map. Therefore, criterion C is not applicable to the zone change from RA-H to PDI.

D. That the existing primary public facilities, i.e., roads and sidewalks, water, sewer and
storm sewer are available and are of adequate size to serve the proposed development; or,
that adequate facilities can be provided in conjunction with project development. The
Planning Commission and Development Review Board shall utilize any and all means to
insure that all primary facilities are available and are adequately sized; and

A8. The applicant provided summary findings that “Primary public facilities are located within the right
of way of Wilsonville Rd., which is adjacent to the north, and in addition a sanitary sewer is adjacent to
the south property line of the site. The Wilsonville Road right of way includes roadway surface,
sidewalks, water, sanitary sewer and storm sewer facilities. These public facilities have been found by
City staff and the applicant’s consultant team to be of adequate size to serve the proposed development, as
documented by the accompanying plan set. Kinsman Road is designed to extend south through the subject
site to the southern property boundary. Within the proposed Kinsman Road extension are the public
roadway surface, sidewalks and water service which will serve the proposed development and will be
designed to extend to the south at such time when Kinsman Road is extended.” Existing and proposed
utilities can be found on Sheets C3.0 to C4.0 of Exhibit B2. Approval of the development requires
compliance with the Public Facilities (PF) and Building Division (BD) Conditions of Approval. The City
Engineer must approve all construction plans prior to construction to insure that they comply with City
standards. This requirement must be met at the time of development as monitored by the City Engineer.

E. That the proposed development does not have a significant adverse effect upon
Significant Resource Overlay Zone areas, an identified natural hazard, or an identified
geologic hazard. When Significant Resource Overlay Zone areas or natural hazard,
and/or geologic hazard are located on or abut the proposed development, the Planning
Commission or Development Review Board shall use appropriate measures to mitigate
and significantly reduce conflicts between the development and identified hazard or
Significant Resource Overlay Zone; and

A9. The western 1/10 of proposed parcel 1 (Phase 2) is mapped within the Significant Resource Overlay
Zone (SROZ). This mapping is in response to an existing drainageway, Seely Ditch, which runs along
the west property line. The applicant has provided findings that “This area has been delineated and is
indicated on the accompanying plans. A planting plan for this area is included in the plan set to document
mitigation required as a result of a tree cutting violation by the prior property owner. In addition, the
Stage 2 master plan responds to the buffer area outside of the SROZ and shows a preliminary approach to
stormwater management and buffering, which will be fully refined with a future Site Development
Review application. Finally, the applicant has worked with City staff with respect to the design of a
stormwater outfall to the creek, and the related mitigation which is also shown on the accompanying
plans.” Staff has worked with the applicant with respect to the stormwater outfall and related mitigation.
Proposed impacts are limited to the stormwater facility, which pursuant to Section 4.139.04(.13) is
exempt from SROZ regulations. Based upon the fact that the proposed use is exempt from the
regulations, Staff finds that the proposed mitigation exceeds the requirements of the Code and moreover
enhances the overall quality and function of the SROZ area. A detailed discussion regarding the SROZ
can be found in Section 4.139.04 on page 61 of this report.
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F. ‘That the applicant is committed to a development schedule demonstrating that

development of the property is reasonably expected to commence within two (2) years of ‘
the initial approval of the zone change; and

A10. The applicant has provided summary findings that “This project will be developed in three phases,
starting with the extension of Kinsman Road which will occur as soon as possible after the final
development approvals and issuance of permits. Development of the easterly parcel will be the second
phase, with the westerly parcel to follow.” Further discussions with the applicant revealed that
construction on Kinsman Road is expected Summer 2010 with development of Phase 1 (Parcel 2) to be
constructed in 2010 or 2011. Therefore, development of the subject property is reasonably expected to
commence within two (2) years of the initial approval of the zone change.

G. That the proposed development and use(s) can be developed in compliance with the
applicable development standards or appropriate conditions are attached that insure that
the project development substantially conforms to the applicable development standards.

All. Compliance with the development standards for the PDI zone and other applicable Code standards
is addressed in the other land use applications that have been filed concurrent with the zone change
application. In particular, a discussion regarding the Stage I, Stage II, Site Design Review and Partition
can be found in Requests B, C, D and F, respectively. The proposed project can be made to meet all
applicable development standards through required conditions of approval.

CITY OF WILSONVILLE COMPREHENSIVE PLAN

Public Facilities and Services

Primary facilities and sevvices include: those which significantly impact public health and safety and
are directly linked to the land development process, in terms of service capacity, location, and design,
or directly affect public health and safety. Therefore, adequate provision must be made for these

facilities/services prior to or concurrently with urban level development. These facilities and services
include:

Sanitary sewer;

Water service;

Roads and transportation;

Storm drainage;

Fire protection; and

Police protection and public safety.

Al2. As stated previously, public facilities are located within the Wilsonville Rd right-of-way,
immediately north of the site. Sanitary sewer is also available through an existing sanitary sewer line that
runs along the west edge of Parcel 1 and a public line south of Parcel 2. The application also includes
plans for the dedication and construction of the Kinsman Road right-of-way consistent with the
Transportation System Plan. This provision is therefore satisfied.

GOAL 3.1: To assure that good quality public facilities and services are available with adequate capacity
to meet community needs, while also assuring that growth does not exceed the community’s
commitment to provide adequate facilities and services.

Policy 3.1.1 The City of Wilsonville shall provide public facilities to enhance the health, safety,
educational, and recreational aspects of urban living.
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Implementation Measure 3.1.1.c  Developments shall continue to be required to extend services/facilities to
the far side of the subject property — assuring that the adjacent properties
have access to those services/facilities. It is noted that unusual existing
circumstances may necessitate creative solutions for the extension of
services/facilities.

A13. The subject site is identified in the Transportation System Plan as the location for a minor collector,
specifically the southern extension of Kinsman Road (Project C-14') that would pass through the site.
Furthermore, the Wilsonville Road/Kinsman Road intersection, including the mouth of the Kinsman
right-of-way, curb cuts and the majority of traffic signal equipment at the Wilsonville Road/Kinsman
Road intersection are already in place. As demonstrated in the submitted plan set (See Exhibit B2), the
applicant is proposing to extend Kinsman Road through the project site to the south property line. The
proposal suggests stubbing the street to the south property line.

It will be the developer’s responsibility to construct the portion of the Kinsman Road extension that
passes through the project property. Based upon the proportionate impact of the project, extension of the
Kinsman right-of-way south of the subject site will not be required at this time. The road system was
analyzed as part of a Traffic Study completed by the City’s traffic consultant, DKS & Associates (See
Exhibit C1). According to the traffic study the portion of the Kinsman Road extension south of the
project property will not be built, and the Industrial Way approach to Wilsonville Road will not be closed,
until the remainder of the Kinsman Road extension (including the connection with Industrial Way) is
constructed.

Timing -- Concurrency Issues

Policy 3.1.2 The City of Wilsonville shall provide, or coordinate the provision of, facilities and services
concurrent with need (created by new development, redevelopment, or upgrades of aging
infrastructure).

Implementation Measure 3.1.2.a  Urban development will be allowed only in areas where necessary
Suacilities and services can be provided.

Al4. As indicated previously, urban services including water, sewer and storm are available at a modest
extension from Wilsonville Road. In addition to the previously mentioned primary facilities, the
applicant is proposing to construct a portion of the Kinsman Road right-of-way. This provision is
therefore satisfied.

Implementation Measure 3.1.2.b  Development, including temporary occupancy, that threatens the public’s
health, safety, or general welfare due to a failure to provide adequate
public facilities and services, will not be permitted. Development
applications will be allowed to proceed on the following basis:

1. Planning approvals may be granted when evidence, including
listing in the City’s adopted Capital Improvement Program,
supports the finding that facilities/services will be available
within two years. Applicants may be encouraged or required to
plan and complete development in phases, in orvder to assure that

: City of Wilsonville Transportation System Plan, Prepared by Entranco, Adopted June 2, 2003; Table 4.g.
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the rate of development does not exceed the capacity of needed
Jacilities/services.

A15. As indicated previously, urban services including water, sewer and storm are available at a modest

extension from Wilsonville Road. The proposal includes plan to develop the project in two (2) phases.
This measure is therefore met.

Paying For Needed Facilities And Services

Policy 3.1.3 The City of Wilsonville shall take steps to assure that the parties causing a need for expanded
: Jacilities and services, or those benefiting from such facilities and services, pay for them.

Implementation Measuve 3.1.3.c  The City shall continue to employ pay-back agreements, development
agreements, and other creative solutions for facilities that are over-sized

or extended from off-site at the expense of only some of the benefited
properties. :

Al6. The City is working with the Applicant on a Development Agreement. Condition of Approval
PFC28 will ensure compliance with this measure.

Primary Facilities And Services
Roads And Transportation Plan

Note: This section will be redrafted with completion of the Transportation Systems Plan.

Street Improvements

Note: This section will be redrafted with completion of the Transportation Systems Plan.

Al7. The subject site is identified in the Transportation System Plan as the location for a minor collector,
specifically the southern extension of Kinsman Road (Project C-14) that would pass through the site (See
Exhibit A2, Wilsonville Transportation System Plan — Figure 4.8). Furthermore, the Wilsonville
Road/Kinsman Road intersection, including the mouth of the Kinsman right-of-way, curb cuts and the
majority of traffic signal equipment at the Wilsonville Road/Kinsman Road intersection. are already in
place. As demonstrated in the submitted plan set (See Exhibit B2) the applicant is proposing to extend
Kinsman Road consistent with the Transportation System Plan. Kinsman Road will extend through the
project site to the south property line.

Land Use And Development

Industrial Development - Wilsonville is basically a compact City, for this reason all industrial
development should be compatible with adjacent or nearby commercial and/ov residential
areas. Therefore, there is little need for more than one industrial designation. For all
practical purposes, all development should be guided by the same general standards; dealing
with intensity, etc.

Policy 4.1.3 City of Wilsonville shall encourage light industry compatible with the residential and urban
nature of the City.
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Implementation Measure 4.1.3.a  Develop an attractive and economically sound community.

A18. The applicant has not provided summary findings relative to this measure. It is the purpose of the
City’s Site Design Review process to assure that Site Development Plans are designed in a manner that
insures proper functioning of the site and maintains a high quality visual environment. A detailed
discussion regarding the criteria and application of design standards specific to Site Design Review can
be found in Request D beginning on page 103.

Implementation Measure 4.1.3.b  Maintain high-quality industrial development that enhances the
livability of the area and promotes diversified economic growth and
a broad tax base.

A19. The applicant has provided summary findings that “The proposed design is consistent with this
measure by incorporating space for light industrial, office and commercial uses. In having this varied
design, the development promotes diversified economic growth and a broad tax base.” Staff concurs with
this statement and finds this measure to be met.

Implementation Measure 4.1.3.c  Favor capital intensive, rather than labor intensive, industries within
the City.

A20. Capital intensive industry is a term that describes a company with significant Capital Assets (e.g.,
machinery). They usually employ relatively few laborers, but use expensive equipment. The degree of
capital intensity is easy to measure in nominal terms. It is simply the ratio of the total money value of
capital equipment to the total amount of labor hired. Good examples are the automobile industry and the
oil refining business. Labor intensive industry, on the other hand, is a process or industry that requires
large amounts of human effort to produce goods. A good example is the hospitality industry (hotels,
restaurants, etc), they are considered to be very people oriented. Industrial development, especially
manufacturing and fabrication facilities, lends itself to capital intensive industry while office and
commercial development lends itself to more labor intensive industry. The applicant has provided
summary findings that the applicant “designed the proposed development to include a mix of
predominantly light industrial with office and a small amount of commercial uses. This design encourages
high-end, capital intensive industries.” The PDI zone itself limits the amount of labor intensive industry
can be provided by placing limits on office and commercial uses. Furthermore, condition of approval
PDAI1 will limit the amount of space can be utilized as office and commercial.

Implementation Measure 4.1.3.d Encourage industries interested in and willing to participate in
development and preservation of a high-quality environment.
Continue to require adherence to performance standards for all
industrial operations within the City.

A21. Given the current economic client the application itself demonstrates a willingness on the
applicant’s part to participate in development in Wilsonville. As demonstrated in this report, Staff finds
that as submitted or through conditions of approval, the project meets the performance standards of the
PDI zone. A more detailed discussion on the performance standards can be found in Section 4.135(.05)
on page 52. This measure is met.

Implementation Measure 4.1.3.¢  Site industries where they can take advantage of existing
transportation corridors such as the freeway, river, and railroad.

A22. The applicant provided summary findings that “The proposed development site is located on
Wilsonville Road which leads directly to the Interstate 5 freeway, both of which are major transportation
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corridors. The location of the site is consistent with the intent of this Implementation Measure.” Staff
concurs with the applicant’s finding; therefore, this measure is met.

Implementation Measure 4.1.3.f

R

Encourage a diversity of industries compatible with the Plan to provide
a variety of jobs for the citizens of the City and the local area.

A23. Staff concurs with the applicant’s finding that “Implementation Measure 4.1.3.f encourages a
diversity of industries. The proposed development is designed to allow light industrial operations to take
place near retail and general office spaces. In creating a development that attracts a diversified group, a
variety of new jobs will be creatéd.” This provision is therefore met.

Implementation Measure 4.1.3.g  Encourage energy-efficient, low-pollution industries.

A24. The performance standards of the PDI zone help encourage energy-efficient, low-pollution
industries. A detailed discussion on those performance standards can be found in Section 4.135(.05) of

this report, beginning on page 52.

Implementation Measure 4.1.3.h

The City, in accordance with Title 4 of the Metro Urban Growth
Management Functional Plan, supports appropriate retail development
within Employment and Industrial Areas. Employment and Industrial
areas are expected to include some limited retail commercial uses,
primarily to serve the needs of people working or living in the
immediate  Employment ov Industrial Areas, as well as office
complexes housing technology-based industries. Where the City has
already designated land for commercial development within Metro’s
employment aveas, the City has been exempted from Metro
development standards.

A25. The proposal is for an industrial park which includes a mix of uses; i.e. industrial, office and
service/retail. The applicant has provided summary findings that the retail commercial spaces within the
two northern building on the east parcel are designed to “serve the needs of the people living and/or

working in the immediate vicinity.” This implementation measure it therefore met.

Implementation Measure 4.1.3.i

The City shall limit the maximum amount of square footage of gross
leasable retail area per building or business in areas designated for
industrial development. In order to assure compliance with Metro’s
standards for the development of industrial areas, retail uses with more
than 60,000 square feet of gross leasable floor area per building or
business shall not be permitted in aveas designated for industrial

development.

A26. The subject site is identified in the Comprehensive Plan as Industrial. The PDI zone, in particular
Section 4.135(.03)0., limits the amount of commercial square footage. Staff finds that the proposal meets
the requirements of that section and moreover this implementation measure. A detailed discussion of the
proposed uses can be found in Section 4.135(.03)0. beginning on page 49.

Implementation Measure 4.1.3.j  All industrial areas will be developed in a manner consistent with
industrial planned developments in Wilsonville. Non-industrial
uses may be allowed within a Planned Development Industrial
Zone, provided that those non-industrial uses do not limit the
industrial development potential of the area.
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A27. The subject site is identified in the Comprehensive Plan as Industrial. The proposal includes a
request to re-zone the site to Planned Development Industrial (PDI) consistent with the Comprehensive
Plan. The PDI zone, in particular Section 4.135(.03)0., limits the amount of commercial/non-industrial
square footage. Because the proposed service commercial use does not exceed the allowable amount
within the PDI zone, Staff has not reason to believe the proposal would limit the industrial development
potential of the area. A limited amount of commercial development is a provision that can be enjoyed by
all development in the PDI Zone. Staff finds that the proposal meets the requirements of that section and
moreover this implementation measure. A detailed discussion of the proposed uses can be found in
Section 4.135(.03)0. beginning on page 49.

Areas Of Special Concern
Area G

This area, located west of the railroad tracks and south of Wilsonville Road, contains a mix of
planned and existing uses. Existing uses in the area include a concrete plant, building products
distribution, and an office building which also houses a church. There are several houses and barns
towards the south end of the area. The rest of the area is currently farmed, and includes Coffee Lake
Creek, which flows to the Willamette River in this area.

Wilsonville Concrete has conducted gravel and concrete operations at the south end of this area
adjacent to the river since prior to the incorporation of the city. The plant is an aggregate
resource-based operation that has relied upon the river for transport of raw materials, such as sand
and gravel. Aggregate is not mined at the site, but it is brought there for processing. The
continuing operation of the plant is important to meet the needs of the construction industry, which
relies on the aggregate and concrete products. For that reason, there need to be provisions made
to manage conflicts with neighboring uses and activities, while allowing for appropriate continued
operations. At the same time, there will be a continuing need to provide for appropriate
modernization, including environmental protection as the operation continues within an
increasingly urbanized setting.

The owners of the concrete/gravel operation have taken steps to mitigate the effects of their
operation on nearby residential development and to separate the truck traffic from their operation
Jrom non-industrial traffic. Operational changes at the site will need to be carefully considered in
relation to other long-term uses planned for this area. Future planning will need to balance and
mitigate conflicts between potentially non-compatible uses. Continued urbanization of this area
creates some inherent potential conflicts for which there is a need for creative and cooperative
solutions.

The extension of Kinsman Road, south to Industrial Way, and extension of Bailey and/or 5"
Streets, west at least to Industrial Way/Kinsman, would improve access to and from Old Town. It
would also provide a signalized intersection for the industrial truck traffic generated to the south.
An extension from Kinsman Road, west to Brown Road, would further enhance access and
circulation in this area, providing an alternative to Wilsonville Road, whtch is congested during
rush-hour times.

Improved access into and through this area could actually result in conflicts between industrial
truck traffic and general commercial and residential vehicles. These conflicts will be exaggerated
if pedestrian paths and bikeways are not adequately separated from other street improvements.
Such anticipated conflicts could increase resistance to the cooperation necessary in developing
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streets south of Wilsonville Road and west of the railroad tracks. Therefore, the City will likely
need to participate in a cooperative public/private partnership.

The West Side Master Plan also acknowledged public desire for more recreational access along the
riverfront, and supported commercial and residential mixed-uses along the river frontage, east of
Wilsonville Concrete and west of the railroad. This would also bring more non-industrial traffic
and use into the area, although the various ravines provide separation between some of those uses.
It should also be noted that those ravines provide important natural resource benefits to the area
and will necessitate special designs for bridges or other crossings.

A portion of Area ‘G’ adjacent to Wilsonville Road was previously designated for commercial use.
However, this designation conflicted with the city’s policy to avoid strip-commercial development.
Therefore, that area was designated for industrial development in 1980. During the formulation of
the West Side Master Plan, commercial and industrial activities were reconsidered. In particular,
the frontage south of Wilsonville Road, just west of the railroad, was recommended to be zoned for
offices as well as industrial uses.

Design Objectives
1. Require master planning (Stage 1) of large areas to provide long-term protection of the
’ concrete/gravel operation, accommodate the city’s water treatment plant and associated
water feature park, accommodate new compatible residential, industrial, and office
development, and provide for continuity of design and coordination of uses. Note that
residential development at moderate densities may be one alternative to other uses that
would otherwise generate excessive traffic on Wilsonville Road.

A28. The proposal is for the master plan of an approximately 8.81 acre industrial/mixed use development.
The proposal includes a request for Stage I and Stage II approval for Phase 1 (Parcel 2) and Phase 2
(Parcel 1). The applicant is requesting Site Design Review for Phase 1 (Parcel 2) only. As the
Comprehensive Plan outlines, the area located west of the railroad tracks and south of Wilsonville Road,
contains a mix of planned and existing uses. In particular, as indicated in the Comprehensive Plan, the
subject site was previously considered for commercial use. The Plan goes on to state that “However, this
designation conflicted with the city’s policy to avoid strip-commercial development. Therefore, that area
was designated for industrial development in 1980. During the formulation of the West Side Master Plan,
commercial and industrial activities were reconsidered. In particular, the frontage south of Wilsonville
. Road, just west of the railroad, was recommended to be zoned for offices as well as industrial uses.” This
report demonstrates how the proposal along with conditions of approval provides for compatible
development, continuity of design and coordination of uses.

2. Provide coordinated access and circulation that accommodates industrial development,
minimizes conflicts with residential neighborhoods, provides an alternate route for Boones
Ferry Road and Old Town, and that helps to minimize congestion on Wilsonville Road,
particularly where capacity is limited.

A29. The subject site is not in the immediate vicinity of Boones Ferry Road and Old Town, however,
Kinsman Road as shown on the site plan can provide access to properties to the south and tie into future
roadways providing alternate routes for Boones Ferry Road and Old Town, meeting this objective.

3. The city shall work with property owners to identify appropriate street alignments that
provide needed access and circulation while serving adjacent properties and Old Town.
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- A30. The subject site is identified in the Transportation System Plan {TSP) as the location for a minor
collector, specifically the southern extension of Kinsman Road (Project C-14) that would pass through the
site. Furthermore, the Wilsonville Road/Kinsman Road intersection, including the mouth of the Kinsman
right-of-way, curb cuts and the majority of traffic signal equipment at the Wilsonville Road/Kinsman
Road intersection are already in place. Kinsman Road is also identified in the Bicycle and Pedestrian
Master Plan as a proposed Community Walkway and Bikeway. In particular it is identified as Project
C21, the Water Treatment Plant connection. According to the Bicycle and Pedestrian Master Plan, “This
project will extend the existing off-street path leading from the Water Treatment Plant to the ‘T’
intersection of Kinsman and Wilsonville Road. (It will) Provide(s) greater connectivity from homes and
business north of Wilsonville Road to the Water Treatment Plant and the proposed régional Waterfront
Trail.” The applicant has worked with the City and the City’s traffic consultant, DKS and Associates, to
determine an appropriate alignment. As demonstrated in the submitted plan set (See Exhibit B2), the
applicant is proposing to extend Kinsman Road through the project site to the south property line
consistent with the TSP.

4. Provide buffering along the western perimeter of the area for adjacent vesidential
developments. Buffering can be provided by open space, walls, or berms; residentially
sensitive buildings such as offices or light industrial; by visual barriers and sound control
mechanisms and structures; or combinations thereof.

A31. The subject site is not located on the western perimeter of the area, however, the site is located
immediately east of Industrial Way and ultimately residentially zoned lands. The applicant has provided
summary findings that “The proposed site includes an area of Significant Resource Overlay Zone (SROZ)
on the west side of the subject site in response to an existing drainageway. This area has been delineated
and is indicated on the accompanying plans. A planting plan for this area is included in the plan set to
document mitigation required as a result of a tree cutting violation by the prior property owner.” Staff
finds the proposed planting plan provides the appropriate buffering along the west edge of the site.

5. Maintain and enhance the aesthetic and environmental quality of Seely Ditch, Coffee Lake
Creek, and the Willamette River.

A32. The western 1/10 of proposed parcel 1 (Phase 2) is mapped within the Significant Resource Overlay
Zone (SROZ). This mapping is in response to an existing drainageway, Seely Ditch, which runs along
the west property line. The applicant has provided findings that “This area has been delineated and is
indicated on the accompanying plans. A planting plan for this area is included in the plan set to document
mitigation required as a result of a tree cutting violation by the prior property owner. In addition, the
Stage 2 master plan responds to the buffer area outside of the SROZ and shows a preliminary approach to
stormwater management and buffering, which will be fully refined with a future Site Development
Review application. Finally, the applicant has worked with City staff with respect to the design of a
stormwater outfall to the creek, and the related mitigation which is also shown on the accompanying
plans.” It is the professional opinion of Staff that the proposed planting plan (See Exhibit B2, Sheets L1.0
and LM1.0) ensures the maintenance, enhancement and environmental quality of Seely Ditch. This
objective is therefore met.

6. Carefully limit incompatible uses in this area, while minimizing noise and air quality
impacts on adjacent residential neighborhoods.

A33. The subject site is adjacent to a residential zoned property. Staff concurs with the applicant’s
finding that “This residential area is buffered from the site by Seeley ditch.” Furthermore, the applicant is
proposing an enhanced landscape to further buffer the uses.
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7. If possible, without damaging the viability of the railroad, minimize the disruptive and
incompatible nature of the railroad, which abuts this area Pursue appropriate commuter
rail service, which ultimately may extend south of Wilsonville.

A34. The proposal is for an industrial business park. Industrial development is typically sited near
railroad corridors due to dependence upon the rail system. The proposal does not include a request for a
railroad spur, however, based upon traditional land use patterns, Staff does not find the proposed use to be
incompatible with the railroad. To minimize visual impacts of the development and/or the railroad, the .

applicant is proposing a landscape buffer along the east property line. A detailed discussion of this buffer
can be found in Finding C70.
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REQUEST B
DB09-0048: STAGE I DEVELOPMENT PLAN
CONCLUSIONARY FINDINGS

Section 4.035. Site Development Permits.
(.04)  Site Development Permit Application.
A. An application for a Site Development Permit shall consist of the materials specified as
Jollows, plus any other materials required by this Code.
1. A completed Permit application form, including identification of the project
coordinator, or professional design team.

Bl. A completed Permit application form was submitted with the application. A copy of the
application can be found in Exhibit B1.

2. An explanation of intent, stating the nature of the proposed development, reasons
Sor the Permit request, pertinent background information, information required by
the development standards and other information specified by the Director as
required by other sections of this Code because of the type of development proposal
or the area involved or that may have a bearing in determining the action to be
taken. As noted in Section 4.014, the applicant bears the burden of proving that
the application meets all requirements of this Code.

B2. The applicant has submitted a project narrative outlining the project. The narrative includes an
analysis of pertinent code sections. The project narrative and submitted plans can be found in Exhibit B2.

3. Proofthat the property affected by the application is in the exclusive ownership of
the applicant, or that the applicant has the consent of all individuals or partners in
ownership of the affected property.

B3. The applicant has submitted a property deed outlining the ownership of the property. The
property owner’s signature on the Site Development application signifies consent to submit the
application. This provision is therefore satisfied. '

4. Legal description of the property affected by the application.

5. The application shall include conceptual and quantitatively accurate
representations of the entire development sufficient to judge the scope, size and
impact of the development on the community, public facilities and adjacent
properties; and except as otherwise specified in this Code, shall be accompanied by
the following information,

6. Unless specifically waived by the Director, the submittal shall include: ten (10)
copies folded to 9" x 12" or (one (1) set of full-sized scaled drawings and nine (9)

8 12" x 11" reductions of larger drawings) of the proposed Site Development

Plan, including a small scale vicinity map and showing:

a. Streets, driveways, sidewalks, pedestrian ways, off-street parking, loading
areas, garbage and recycling storage areas, power lines and railroad tracks,
and shall indicate the direction of traffic flow into and out of off-street parking
and loading areas, the location of each parking space and each loading berth
and areas of turning and maneuvering vehicles.

b. The Site Plan shall indicate how utility service , including sanitary sewer, water
and storm drainage, are to be provided. The Site Plan shall also show the
Sfollowing off-site features: distances from the subject property to any structures
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on adjacent properties and the locations and uses of streets or driveways on
adjacent properties.

c. Location and dimensions of structures, utilization of structures, including
activities and the number of living units.

d. Major existing landscaping features including trees to be saved, and existing
and proposed contours. '

e. Relevant operational data, drawings and/or elevations clearly establishing the
scale, character and relationship of buildings, streets and open space.

f. Topographic information sufficient to determine direction and percentage of
slopes, drainage patterns, and in environmentally sensitive areas, e.g., flood
plain, forested areas, steep slopes or adjacent to stream banks, the elevations of
all points used to determine contours shall be indicated and said points shall be
given to true elevation above mean sea level as determined by the City
Engineer. The base data shall be clearly indicated and shall be compatible to
City datum, if bench marks are not adjacent. The following intervals shall be
shown:

i. One (1) foot contours for slopes of up to five percent (5%);

ii. Two (2) foot contours for slopes of from six percent (6%) to twelve percent
(12%);

iii. Five (5) foot contours for slopes of from twelve percent (12%) to twenty
percent (20%). These slopes shall be clearly identified, and

iv. Ten (10) foot contours for slopes exceeding twenty percent (20%).

8. A tabulation of land area, in square feet, devoted to various uses such as
building area (gross and net rentable), parking and paving coverage,
landscaped area coverage and average residential density per net acvre.

B4. The aforementioned items can be found in the submitted plan set in Exhibit B2. This provision is
therefore satisfied. 4

h. An application fee as set by the City Council.
BS. The applicant has submitted the required application form and required fees (See Exhibit B1).

i. Ifthere are trees in the development area, an arborist’s report, as required in
Section 4.600. This report shall also show the impacts of grading on the trees.

Be6. With the exception of street trees on SW Wilsonville Road, the subject site does not contain trees.
It should be noted that the site is the subject of a previous code enforcement concerning tree removal (See
Exhibit A4). The applicant has provided summary findings that “The landscape plan also shows the tree
mitigation which is required as a result of a tree cutting permit violation by the previous owner of the
property.”

J- A list of all owners of property within 250 feet of the subject property, printed
on label format. The list is to be based on the latest available information from
the County Assessor.

B7. A list of all owners of property within 250 feet of the subject property, printed on label format
can be found in Exhibit B2. This provision is therefore satisfied.
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Subsection 4.140 Planned Development Regulations
(.06) Staff Report:
A. The planning staff shall prepare a report of its findings and conclusions as to whether
the use contemplated is consistent with the land use designated on the Comprehensive
Plan. If there is a disagreement as to whether the use contemplated is consistent, the
applicant, by request, or the staff, may take the preliminary information provided to the
Development Review Board for a use interpretation.
B. The applicant may proceed to apply for Stage I - Preliminary Approval - upon -
determination by either staff or the Development Review Board that the use
contemplated is consistent with the Comprehensive Plan.

BS. The subject site is identified in the Comprehensive Plan as Industrial, Area of Special Concern G.
A detailed discussion relative to the Comprehensive Plan designation can be found in Request A
beginning on page 34. As determined in Request A, the proposal is consistent with the Comprehensive
Plan. Stage I approval is for the use of the site (Phases 1 & 2) as 31,990 sq. feet of office, 8,814 sq. feet
of commercial and 70,731 sq. Ft. of industrial as permitted by Section 4.135(.03)O. Condition of
approval PDA1 will guarantee that proposed uses continue to meet the requirements of that section.

(.07) Preliminary Approval (Stage One):

B9. The applicant has provided authorization from the property owner(s) to pursue development of
project plans for the subject property (See Exhibit B1).

B10. The applicant has submitted the required application form and required fees (See Exhibit B1).
B11. The applicant’s professional design team is listed on the cover sheet of the submitted drawings.

B12. The applicant’s proposal include a mix of land uses as outlined in the submitted narrative and
permitted by Section 4.135(.03)O. The proposal includes a request for 31,990 sq. feet of office, 8,814 sq.
feet of commercial, and 70,731 sq. Ft. of industrial as permitted by Section 4.135(.03)0O. Condition of
approval PDA1 will guarantee that proposed uses continue to meet the requirements of that section

Subsection 4.140 ((07)B.:

The application shall include conceptual and quantitatively accurate representations of the entire
development sufficient to judge the scope, size, and impact of the development on the community;
and, in addition to the requirements set forth in Section 4.035, shall be accompanied by the
Sfollowing information:

B13.  The applicant has submitted a boundary survey including topographic information completéd by a
licensed surveyor (See Exhibit B2, Sheet C1.5 — Existing Conditions Plan).

Bl4. The applicant has submitted a tabulation of the proposed land uses. A more detailed analysis of
the proposed development will occur with the Stage II Final Plan (Request C) and Site Design Review
(Request D) application(s). The proposal does not include a request.for residential development;
therefore, there is no need to provide density calculations.

B15.  The applicant is seeking Stage II approval for Phase I concurrent with the request for Stage I
Preliminary Plan. The applicant has submitted a phased development schedule demonstrating intent to
receive Stage II approval within two (2) yedrs of receiving Stage 1 approval. More specifically, the
applicant has indicated that “This application includes Stage II approval for the entire site, and
construction will commence with the street and east parcel within two years of final approval.” A
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detailed discussion regarding the Stage 2 Final Plan can be found in Request C begihning on page 65.

B16. The applicant has provided has provided information that “One waiver (...) is requested as part of
this application.” A detailed discussion regarding the proposed waiver to the rear setback requirement
can be found in Request G beginning on page 129.

Section 4.116. Standards Applying To Commercial Developments In Any Zone.
Any-commercial use shall be subject to the applicable provisions of this Code and to the following:

(.01) Commercial developments shall be planned in the form of centers or complexes as provided
" in the City’s Comprehensive Plan. As noted in the Comprehensive Plan, Wilsonville’s
focus on centers or complexes is intended to limit strip commercial development.

B17. The subject area is identified in the Comprehensive Plan as being within Area of Special Concern
G. Page F-8 of the Comprehensive Plan states: 4

“A portion of Area ‘G’ adjacent to Wilsonville Road was previously designated for commercial
use. However, this designation conflicted with the city’s policy to avoid strip-commercial
development. Therefore, that area was designated for industrial development in 1980. During
the formulation of the West Side Master Plan, commercial and industrial activities were
reconsidered.”

The applicant is proposing an industrial business complex with a mix of uses including office and
commercial. The applicant has provided the following summary findings:

“Implementdtion Measure 4.1.3.h supports appropriate retail development within Industrial
areas. The project is designed to provide approximately 5,800 square feet of retail commercial
space within the two northern buildings on the east parcel to serve the needs of the people living
and/or working in the immediate vicinity.”

While the proposal is not for a commercial center or complex the commercial uses are within an industrial
complex and not strip that Staff concurs with the applicant’s statement and finds that the Comprehensive
Plan recognizes that there are commercial areas of the City that do not clearly fall into the category of
commercial complexes; therefore, Staff finds this provision to be satisfied.

(.02) Where the land use map of Wilsonville’s Comprehensive Plan calls for “Office
Commercial” development, not less than 60% of the total square footage of the ground
floors of buildings within the development shall be in office use. Total floor area dedicated
to retail use shall not exceed 30%. On-site parking may be limited in order to control
traffic generation.

B18. The subject site is not identified as a location for “Office Commercial”; therefore, this criterion
does not apply.

(.03) Where the land wuse imap of Wilsonville’s Comprehensive Plan calls for
“Commercial/Industrial mixed use” development, not more than 50% of the total floor
area of the development shall consist of retail space.

B19. The subject site is not identified as a location for “Commercial/Industrial mixed use”; therefore,
this criterion does not apply.

Development Review Board, Panel A Staff Report - Exhibit Al Aprt5:2610 April 12, 2010
Wilsonville Road Business Park Page 46 of 130

Page 47 of 363



Request A — Zone Map Amendment

(04) Where the land use map of Wilsonville’s Comprehensive Plan calls for
“Residential/Commercial mixed use” development, not less than 50% of the total floor area
of the development shall consist of residential units.

B20. The subject site is not identified as a location for “Residential/Commercial mixed use”; therefore,
this criterion does not apply.

(.05)  All businesses, service or processing, shall be conducted wholly within a completely
enclosed building; except for:..

B21. The proposal is for an industrial business park. The applicant has provided summary findings
that “No outdoor activities are proposed as part of this application.” This provision is satisfied. '

(.06) In any Commercial Development directly across the street from any Residential District,
the loading facilities shall be at least twenty (20) feet from the street, shall be sited
whenever practicable at the rear or side, and if facing a residential area, shall be properly
screened. Screening shall be provided in a manner that is compatible with the adjacent
residential development in terms of quality of materials and design. Such screening shall
effectively minimize light glare and noise levels to those of adjacent residential areas.

B22. Parcel 1 (Phase 2) 1s across Industrial Way from a residentially zoned property. Proposed
development for that parcel includes a two-story office building. The applicant’s findings do not indicate
that loading facilities will be provided for that building. Phase 2, however, does not include a request for
Site Design Review. Final design elements such as the location of loading docks will be reviewed at Site
Design Review.

(:07)  Uses shall be limited to those which will meet the performance standards specified in
Section 4.135(.05), with the exception of 4.135(.05)(M.)(3.).

B23. The applicant has submitted no information which would lead Staff to believe that the proposed
storage use cannot meet the performance standards of Section 4.135(.05). Should the operation of the
proposed project fail to meet any of the performance standards of Subsection 4.135(.05) of the City’s
Development Code, the property owner shall seek a Class II Administrative Review and approval from
the Planning Division for the City of Wilsonville to mitigate the loss of performance. See condition of
approval PDB1. ’

(.08)  Corner lots shall conform to the vision clearance standards set forth in Section 4.177.

B24. The proposal includes plans for a two parcel partition and right-of-way dedication (Kinsman
Road). The resulting parcels are by definition “corner lots”. Parcels 1 and 2 will be required to conform
to the vision clearance standards of Section 4.177. The Engineering Division, will examine vision
clearance issues in more detail in the Public Works Permit. See condition of approval PDB2.

(10)  Commercial developments generally.

B25. Section 4.116(.10) outlines the setback, building height, lot size and coverage requirements for
commercial development in any zone. While the subject site contains a small amount, i.e. 8,814 sq. ft. of
commercial, the proposal is for a predominantly industrial business park within the PDI Zone. Staff finds
the setback requirements of the PDI Zone, Section 4.135(.06), to be more restrictive and theréfore the
appropriate review standards. A detailed discussion regarding setbacks can be found under Section
4.135(.06) on page 55 of this report.
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(.12) Off-Street Parking is to be as specified in Section 4.155.
B26. Please refer to the discussion within Section 4.155 beginning on page 70 of this report.
13) Si:gns are subject to the standards of Section 4.156.

B27. A detailed analysis of proposed signage can be found in Request E on page 109 of this report.

(.14)  Prohibited Uses.

B. Any use that violates the performance standards of Section 4.135(.05), other than
4.135(.05)(M.)(3.) is prohibited within commercial developments.

B28. Should the operation of the proposed project fail to meet any of the performance standards of
Subsection 4.135(.05) of the City’s Development Code, the property owner shall seek a Class II
Administrative Review and approval from the Planning Division for the City of Wilsonville to mitigate
the loss of performance. See condition of approval PDB1.

Section 4.117. Standards Applying To Industrial Developments In Any Zone.

(.01)  All industrial developments, uses, or activities are subject to performance standards. If not
otherwise specified in the Planning and Development Code, industrial developments, uses,

and activities shall be subject to the performance standards specified in Section 4. 135 (.05)
(PDI Zone).

B29. The proposal is for an industrial development subject to the performance standards specified in
Section 4.135(.05). A detailed discussion of the performance standards of Section 4.135(.05) can be
found beginning on page 52.

Section 4.118. Standards applying to all Planned Development Zones:

(.01) Height Guidelines: In “S” overlay zones...

B30. The project site is not within an “S” overlay zone; therefore, this provision does not apply.

(.02) Undergfound Utilities shall be governed by Sections 4.300 to 4.320. All utilities above
ground shall be located so as to minimize adverse impacts on the site and neighboring properties.

B31.  All utilities can be extended from existing underground lines in SW Wilsonville Road, Sanitary
the existing sanitary sewer line that runs along the west edge of Parcel 1, or the existing sanitary sewer
easement immediately south of the subject site. The applicant has provided summary findings and
drawings demonstrating that proposed utilities Wlll be underground Condition of approval PDB3 will
guarantee that Subsection 4.118(.02) is met.

(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development Review
Boavrd, in ovder to implement the purposes and objectives of Section 4.140, and based on fi ndmgs
of fact supported by the record may:

A. Waive the following typical development standards:
1. minimum lot area;
2. lot width and frontage;
3. height and yard requirements;
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4. lot coverage;

5. lot depth;

6. street widths;

7. sidewalk requirements;

8. height of buildings other than signs;

9. parking space configuration;

10. minimum number of parking or loading spaces;

11. shade tree islands in parking lots, provided that alternative shading is provided,;
12. fence height;

13. architectural design standards;

14. transit facilities; and

15. solar access standards, as provided in Section 4.137.

B32. The proposal includes a request for a waiver to the rear yard setback requirements of the PDI
Zone. A detailed discussion regarding the waiver can be found in Request G beginning on page 129.

D.

Locate individual building, accessory buildings, off-street parking and loading
facilities, open space and landscaping and screening without reference to lot lines;
and

B33.  The site had been designed to comply with the regulations of Section 4.140. The location of-
buildings-primary and accessory, open space landscapmg and screenmg are designed to respect lot lines
as evidenced by the submitted plans (see Exhibit B2). This provision is therefore satisfied.

Section 4.135.

PDI- Planned Development Industrial Zone

(.03)  Uses that are typically permitted:

A.

mEn W

Sz EFHERSNITQ M

Warehouses and other buildings for storage of wholesale goods, including cold storage
plants.

Storage and wholesale distribution of agricultural and other bulk products, provided
that dust and odors are effectively contained within the site.

Assembly and packing of products for wholesale shipment

Manufacturing and processing

Motor vehicle services, or other services complementary or incidental to primary uses,
and which support the primary uses by allowing more efficient or cost-effective
operations

Manufacturing and processing of electronics, technical instrumentation components
and health care equipment.

Fabrication .

Office complexes - Technology

Corporate headquarters

Call centers

Research and development

Laboratories

. Repair, finishing and testing of product types manufactured or fabricated within the

Zone.

Industrial services

Any use allowed in a PDC Zone, subject to the following limitations:

1. Service Commercial uses (defined as professional services that cater to daily
customers such as financial, insurance, real estate, legal, medical or dental offices)
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not to exceed 5000 square feet of floor area in a single building, or 20,000 square
feet of combined floor area within a multi-building development.

2. Office Complex Use (as defined in Section 4.001) shall not exceed 30% of total
floor area within a project site.

3. Retail uses, not to exceed 5000 square feet of indoor and outdoor sales, service or
inventory storage area for a single building and 20,000 square feet of indoor and
outdoor sales, service or inventory storage area for multiple buildings.

4. Combined uses under Subsections 4.135(.03)(0.)(1.) and (3.) shall not exceed a
total of 5000 square feet of floor area in a single building or 20,000 square feet of
combined floovr area within a multi-building development.

Training facilities whose primary purpose is to provide training to meet industrial

needs. »

Public facilities.

Accessory uses, buildings and structures customarily incidental to any permitted uses.

Temporary buildings or structures for uses incidental to construction work. Such

structures to be removed within 30 days of completion or abandonment of the

construction work. '

Other similar uses, which in the judgment of the Planning Director, are consistent with

the purpose of the PDI Zone.

el L ST

~

B34. The proposal is for an 113,635 square foot industrial business park. The applicant has provided
summary findings that “This project is designed to accommodate industrial, office, retail and flex uses.
The use allocation assumptions prepared for the traffic study and parking analysis indicate approximately
24,000 square feet of office space, approximately 55,000 square feet of industrial space and
approximately 35,000 square feet of flex space, of which approximately 5,800 square feet of retail space
between two buildings is included.” As indicated above, the PDI zone limits office complex use to a
maximum of 30%. This would limit the project to 34,091 square feet of office space (113,635 sq. ft. x
30%). The applicant’s proposal for 31,990 square feet of office space (Phase 1 — 10,290 sq. ft. and Phase
2 — 21,700 sq. ft.) is within the allowed limits. It should also be noted that retail uses should not exceed
20,000 square feet in a multi-building development. The applicant is proposing a total of 8,814 sq. ft. of
service commercial/retail which is within the allowed limit. Staff finds that the proposed uses in part and
total are within the allowed uses of the PDI Zone.

(.04) Block and access standards:

- The PDI zone shall be subject to the same block and access standards as the PDC zone, Section
4.131(.02) and (.03).

(.03) Block and access standards
(Section 4.131. PDC - Planned Development Commercial Zone.):

1. The Development Review Board shall determine appropriate conditions of approval to
assure that adequate connectivity results for pedestrians, bicyclists, and motor vehicle
drivers. Consideration shall be given to the use of public transit as a means of meeting
access needs.

2. Where a residential development, or mixed-use development including residential
development, is proposed in a PDC zone, the Development Review Board shall assure
that adequate connectivity is provided meeting the standards of Metro’s Urban Growth
Management Functional Plan.
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3. Where a residential development, or mixed-use development including residential
development, is proposed in a PDC zone, and the application includes a land division, the
Sollowing standards shall be applied:

a.  Maximum spacing between streets for local access: 530 feet, unless waived by the
Development Review Board upon finding that barriers such as railroads, freeways,
existing buildings, topographic variations, or designated Significant Resource
Overlay Zone areas will prevent street extensions meeting this standard. [Amended
by Ordinance No. 538, 2/21/02.]

b. Maximum block length without pedestrian and bicycle crossing: 330 feet, unless
waived by the Development Review Board upon finding that barriers such as
railroads, freeways, existing buildings, topographic variations, or designated
Significant Resource Overlay Zone areas will prevent pedestrian and bicycle facility
extensions meeting this standard.

B35.  This property is within the PDI zone and is subject to the block and access standards of the PDC
zone. The proposal is for an industrial business park that does not include residential. The proposal also
includes a request for a partition. The proposed extension of Kinsman Road provides the boundary line
between the two parcels. Access to, and within the site, was evaluated by the City’s traffic consultant,
DKS & Associates; a copy that report can be found in Exhibit C1. Access to each parcel will be provided
by one driveway on each side of Kinsman Road. Below is an excerpt from the traffic study relative to
Kinsman Road, Access, Internal Vehicular Circulation and Pedestrian Circulation. F ollowing each
excerpt (in italics) is a staff response to each issue raised.

a. Kinsman Road:
“The City of Wilsonville Transportation Systems Plan (TSP) identifies a Kinsman Road extension project
(Project C-14) that would pass through the project site. It is expected that the Kinsman Road extension
will be a three-lane roadway through the project site. The center lane would be a northbound left-turn
pocket at the Wilsonville Road/Kinsman Road intersection and a two-way lefi turn lane elsewhere fo
improve safety along the curve by better accommodating left turns at the driveways.

The applicant’s proposal includes provisions for Kinsman Road consistent with the Transportation
System Plan.

b. Access

“Based on the preliminary site plan, the proposed Wilsonville Road Business Park has two access points
to the public street system. Both access points are onto the Kinsman Road extension, which connecis to
the Wilsonville Road/Kinsman Road intersection as the new south leg. The northern site driveway on
Kinsman Road is shown on the site plan at approximately 175 feet from the Wilsonville Road/Kinsman
Road intersection and provides access to both the east and west sections of the site. Considering the
layout of the 100-foot northbound left-turn lane and associated 125-foot taper at the Wilsonville
Road/Kinsman Road intersection, the northern site driveway should be shifted approximately 50 feet to
the south for safety purposes. This will keep the site access out of the Wilsonville Road/Kinsman Road
intersection’s northbound left-turn transition area and reduce the chance of queues blocking the site
driveway.

The submitted plan was amended prior to submission for preliminary approval. The centerline of the
northernmost driveway, i.e. access to Parcel 2, is approximately 225 feet from the center line of the
Wilsonville Road/Kinsman Road intersection thereby meeting the suggested spacing. This provision is
therefore satisfied.
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c. Internal Vehicular Circulation
“Based on the preliminary site plan, there do not appear to be any major concerns with the proposed
facility’s internal roadway network. One location of potential concern is at the southern end of the
parking lot on the west side of Kinsman Road. The four southernmost parking stalls are located next to.
and angled towards the southern driveway. Vehicles pulling out of the parking spaces would likely block

the driveway and create a potentially unsafe condition. At least the two stalls closest to Kinsman Road
should be removed.”

The submitted plan was amended prior to submission for preliminary approval. The four parking stalls
referenced in the traffic study were removed. Staff does, however, have some concern with regard to the
turning radius from the central driveway/loading zone on Parcel 2, specifically the easternmost drive
aisle. Staff is concemned that large format trucks may have trouble negotiating a turn. Sheet Al.2 of
Exhibit B2 appears to provide turning movements; however, it is not clear if that is the intent of the radii
as they appear on the Master Sign Plan. Condition of approval PDB4 will require that the applicant
supply evidence through AutoTumn exhibits or another acceptable method that large format vehicles can
negotiate the turn. If it is determined that the turn cannot be made the applicant shall provide signage
prohibiting large trucks from using the easternmost drive aisle.

d. Pedestrian Circulation
“Three improvements are recommended to the site’s pedestrian network:

e A more convenient pedestrian connection between the Wilsonville Road/Kinsman Road
intersection and the western flex-space building (i.e., at the northwest corner of the east parking
lot); this connection would improve pedestrian access to the commercial and service retail
establishments located in the flex-space buildings and would provide a more direct pedestrian
route to the three-story office building (which would improve the ability of the flex-space to serve
the office uses).

o Sidewalks and/or pedestrian paths throughout the west parking lot to accommodate convenient
movement between the three-story office building entrance and the nearby parking stalls

o A sidewalk connection between the office building and Wilsonville Road

Staff notes that an additional pedestrian connection has not been provided to serve the northwest corner of
Parcel 2. Staff agrees with DKS’s position regarding pedestrian connectivity. Staff further notes that
there is an outdoor pedestrian plaza area at the southwest corner of proposed Building 1 that would be a
logical location for a connection to the sidewalk on Kinsman Road. Condition of approval PDB5 will
require that the applicant revise the submitted site plan to include an additional pedestrian crossing from
Building 1 to the sidewalk on the east side of Kinsman Road.

(.05) Performance Standavrds.

The following performance standards apply to all industrial properties and sites within the
PDI Zone, and are intended to minimize the potential adverse impacts of industrial
activities on the general public and on other land uses or activities. They are not intended
to prevent conflicts between different uses or activities that may occur on the same
property.

A. All uses and operations except storage, off-street parking, loading and unloading shall
be confined, contained, and conducted wholly within completely enclosed buildings,
unless outdoor activities have been approved as part of Stage I1, Site Design or

Administrative Review.
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B36. The applicant is proposing an industrial business park. The applicant has provided summary
findings that “No outdoor activities are proposed as part of this application.” Based upon the submitted
plans, Staff has no reason to believe that the uses and operations will not be wholly enclosed.
Furthermore, proposed loading and unloading areas are internal to the site and effectively screened from
the right-of-way by presenting the loading and unloading docks toward the center of the site. This
provision is therefore satisfied.

B. Vibration: Every use shall be so operated that the ground vibration inherently and
recurrently generated from equipment other than vehicles is not perceptible without
instruments at any boundary line of the property on which the use is located.

B37. The applicant has provided summary findings that “Future tenants will be required to comply
with this standard.” Condition of approval PDB1 will guarantee compliance with this provision. In
particular, uses shall not create vibrations perceptible without instruments at any boundary line of the
subject site.

C. Emission of odorous gases or other odorous matter in quantities as detectable at any
point on any boundary line of the property on which the use is located shall be.
prohibited.

B38. The applicant has provided summary findings that “Future tenants will be required to comply
with this standard.” Condition of approval PDB6 will guarantee that the applicant abide by state
regulations as they relate to emissions control.

D. Any open storage shall comply with the provisions of Section 4.176, and this Section.

B39. The applicant has provided summary findings that “There are no open storage areas proposed
with this development.” With the exception of the proposed refuse storage facilities, Staff concurs with
the applicant’s findings. A detailed discussion regarding screening of the refuse storage facilities can be
found in Section 4.430, specifically Finding D20.

E, No building customarily used for night operation, such as a baker or bottling and
distribution station, shall have any opening, other than stationary windows ov required
[ire exits, within one hundred (100) feet of any residential district and any space used
Sor loading or unloading commercial vehicles in connection with such an operation
shall not be within one hundred (100) feet of any residential district.

B40. The applicant has provided summary findings that “No residential districts are located within 100
feet of the subject site.” Staff notes, however, that the property immediately west of the subject site is
within the Residential (R) Zone. The adjacent property is separated from the subject site by an
intervening roadway (Industrial Way); however, it is less than one hundred (100) feet away. While the
ultimate user of proposed Parcel 1 is unknown at this time, the proposal includes a request for office use.
Staff has no reason to believe that night operations will occur. It should be noted that the proposal does
not include a request for Site Design Review of proposed Parcel 1; therefore, the ultimate design of the
building is unknown at this time. Condition of approval PDB7 will guarantee that the future building will .
not including loading or unloading areas on the west side of the site.

F. Heat and Glare:

B41. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards. The lighting plan submitted with this application has been designed in compliance
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with the Wilsonville lighting ordinance.” A detailed discussion regarding lighting can be found in
Section 4.199 of this report, beginning on page 99.

G. Dangerous Substances:

B42. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” Condition of approval PDB8 will require that all potentially dangerous substances

be stored within the building and according to Oregon Department of Environmental Quality (DEQ)
standards.

H. Liquid and Solid Wastes:

B43. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” Staff notes, however, that provisions have been made for outdoor waste storage.
The propose outdoor waste storage will be screened by a tilt up concrete enclosure designed to match the
materials of the proposed building. In addition to the concrete surround, the applicant is proposing
additional landscaping to soften the look of the concrete surround (See Exhibit B2, Sheet L1.0 -
Landscape Plan) consistent with Section 4.176. A detailed discussion regarding waster storage can be
found in Section 4.430, beginning on page 105. Condition of approval PDB8 will ensure that all waste be
disposed in a manner compliant with Public Works Standards and the State Department of Environmental

Quality.
1. Noise:

B44. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” Because specific users are unknown at this time it is difficult to determine the
amount of noise that might be generated by the site. Condition of approval PDB9 will require that all
noise generated, with the exception of traffic noise, must comply with the standards adopted by DEQ.

J. Electrical Disturbances

B45. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” The subject site is within a one-quarter mile radius of a residential use area. In
particular, the property immediately west of the subject site is within the Residential (R) Zone. Condition
of approval PDB10 will require that no activities that might generate electrical disturbances will take
place on the property.

K. Discharge Standards:

B46. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” Condition of approval PDB8 will require that all processes incorporate pre-
treatment devices to limit the amount of pollutants that may be released and that all facilities must meet
applicable state emissions requirements.

L. Open burning is prohibited.

B47. The applicant has provided summary findings that “Future tenants will be required to comply
with these standards.” Condition of approval PDB11 will guarantee compliance with this provision.

M. Storage:
1. Outdoor storage must be maintained in an orderly manner at all times.
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2. Outdoor storage area shall be gravel surface or better and shall be suitable for the
materials being handled and stored. If a gravel surface is not sufficient to meet the
performance standards for the use, the area shall be suitably paved.

3. Any open storage that would otherwise be visible at the property line shall be
concealed from view at the abutting property line by a sight obscuring fence or
planting not less than six (6) feet in height.

B48. The applicant has provided summary findings that “No outdoor or open storage areas are
designed within the proposed development. Future tenants will be required to comply with these
standards.” As indicated previously, outdoor waste storage will be provided. Pursuant to Section 4.430
(.03) exterior storage areas must be enclosed by a sight obscuring fence, wall or hedge at least sixe (6)
feet in height. The applicant has submitted plans to demonstrate that outdoor waste storage will be
screened by a 6-foot high masonry enclosure with a sight obscured gate. This provision is therefore
satisfied.

N. Landscaping:

B49.  This code section deals predominantly with used portions of the property. The proposal includes
a request for a two (2) stage development. The applicant has submitted a detailed landscape plan for
Phase 1 (Parcel 2) and a partial (mitigation) landscape plan for Phase 2 (Parcel 1). Until such time as
Parcel 1 develops, the applicant will be required to landscape and maintain the remainder of Parcel 1 with
ornamental shrubs, lawn, native plants or seeded fieldgrass and must be mowed. Condition of approval
PDBI12 will guarantee compliance with this provision.

(.06) Other Standards:

A. Minimum Individual Lot Size: No limit save and except as shall be consistent with the
other provisions of this Code (e.g., landscaping, parking, etc.).

B. Maximum Lot Coverage: No limit save and except as shall be consistent with the other

-provisions of this Code (e.g., landscaping, parking, etc.).

C. Front Yard Setback: Thirty (30) feet. Structures on corner or through lots shall
observe the niinimum front yard setback on both streets. Setbacks shall also be
maintained from the planned rights-of-way shown on any adopted City street plan.

D. Rear and Side Yard Setback: Thirty (30) feet. Structures on corner or through lots
shall observe the minimum rear and side yard setbacks on both streets. Setbacks shall
also be maintained from the planned rights-of-way shown on any adopted City street
plan. ’

E. No setback is required when side or rear yards abut on a railroad siding.

F. Corner Vision: Corner lots shall have no sight obstruction to exceed the vision
clearance standards of Section 4.177.

B50. The proposal includes plans for a two (2) parcel partition. As demonstrated in the submitted
plans with the exception of the rear setback, the plans have been designed to meet the standards of the
PDI Zone. The applicant is requesting a waiver to the rear setback. A detailed discussion on the
requested waiver can be found in Request G beginning on page 129.

G. Off-Street Parking and Loading: As provided in Section 4.155.
B51. The proposal is for an industrial business park with a mix of uses including industrial

manufacturing and warehouse, office and commercial. A detailed discussion regarding off-street parking
and loading can be found in Section 4.155 of this report beginning on page 70.
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H. Signs: As provided in Section 4.156.

B52. The proposal includes a request for a Master Sién Plan. A detailed discussion regarding the
Master Sign Plan, and in particular Section 4.156, can be found in Request E beginning on page 109.

Section 4.139.00 Significant Resource Overlay Zone (SROZ) Ordinance

B53. The City recently passed ordinance #674, an ordinance amending the comprehensive plan and
planning and land development ordinance to comply with Metro’s Title 13 (Nature In Neighborhoods) of
the Urban Growth Management Functional Plan. The ordinance was approved by Council on November
16, 2009 with an effective date of December 16, 2009. While the effective date was after the applicant’s
official submittal date of October 8, 2009, the applicant has provided summary findings to demonstrate
that the project would comply if reviewed against the new criteria. Amended criteria underlined or

strucktrhough

.Section 4.139.01 SROZ — Purpose

The Significant Resource Overlay Zone (SROZ) is intended to be used with any underlying base
zone as shown on the City of Wilsonville Zoning Map. The purpose of the Significant Resource
Overlay Zone is to implement the goals and policies of the Comprehensive Plan relating to natural
resources, open space, environment, flood hazard, and the Willamette River Greenway. In
addition, the purposes of these regulations are to achieve compliance with the requirements of the
Metro Urban Growth Management Functional Plan (UGMFP) relating to Title 3 Water Quality
Resource Areas and Title 13 Habitat Conservation Areas, and that portion of Statewide Planning
Goal 5 relating to significant natural resources. It is not the intent of this ordinance to prevent
development where the impacts to significant resources can be minimized or mitigated.

Section 4.139.02 Where These Regulations Apply

The regulations of this Section apply to the portion of any lot or development site, which is within a
Significant Resource Overlay Zone and its associated “Impact Areas”. The text provisions of the
Significant Resource Overlay Zone ordinance take precedence over the Significant Resource
Overlay Zone maps. The Significant Resource Overlay Zone is described by boundary lines shown
on the City of Wilsonville Significant Resource Overlay Zone Map. For the purpose of
implementing the provisions of this Section, the Wilsonville Significant Resource Overlay Zone
Map is used to determine whether a Significant Resource Impact Report (SRIR) is required.
Through the development of an SRIR, a move specific determination can be made of possible
impacts on the significant resources.

Unless otherwise exempted by these regulations, any development proposed to be located within the
Significant Resource Overlay Zone and/or Impact Avea must comply with these regulations.
Where the provisions of this Section conflict with other provisions of the City of Wilsonville
Planning and Land Development Ordinance, the more restrictive shall apply.

The SROZ represents the area within the outer boundary of all inventoried significant natural
resources. The Significant Resource Overlay Zone includes all land identified and protected under
Metro’s UGMFP Title 3 Water Quality Resource Areas and Title 13 Habitat Conservation Areas,

" as currently configured, significant wetlands, viparian corridors, and significant wildlife habitat
that is inventoried and mapped on the Wilsonville Significant Resource Overlay Zone Map.
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Section 4.139.03 Administration

(.01)  Resources. The text provisions of this section shall be used to determine whether
applications may be approved within the Significant Resource Overlay Zone. The
Sollowing maps and documents may be used as references for identifying aveas subject to
the requirements of this Section:

Metro’s UGMFP Title 3 Water Quality Resource Avea maps.

The Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps
(FIRM)

The Wilsonville Local Wetland Inventory (LWI) (1998)

The Wilsonville Riparian Corridor Inventory (RCI) (1998)

Locally adopted studies or maps

City of Wilsonville slope analysis maps

Clackamas and Washington County soils surveys

Metro’s UGMFEP Title 13 Habitat Conservation Area Map

SESRCRCES oI s

(:02)  Impact Area. The “Impact Area” is the area adjacent to the outer boundary of a

Significant Resource within which development or other alteration activities may be

permitted through the review of an SRIR (Significant Resource Impact Report). Where it
can be clearly determined by the Planning Director that development is only in the Impact
Area and there is no impact to the Significant Resource, development may be permitted
without SRIR review. The impact area is 25 feet wide unless otherwise specified in this
ordinance or by the decision making body. Designation of an Impact Avea is required by
Statewide Planning Goal 5. The primary purpose of the Impact Area is to ensure that
development does not encroach into the SROZ.

(:03)  Significant Resource Impact Repori (SRIR). For proposed non-exempt development
within the SROZ, the applicant shall submit a Significant Resour ce Impact Report (SRIR)
as part of any application for a development permit.

B54.  Pursuant to Section 4.139.06 “Where it can be clearly determined by the Planning Director that
development is only in the Impact Area and there is no impact to the Significant Resource, development
may be permitted without SRIR Review.” As evidenced in the submitted documents, impacts are limited
to proposed parking for Phase 2, a refuse storage facility for Phase 2, landscaping and a stormwater
facility. Pursuant to Sections 4.139.04(.11), (.13) and (.18) encroachments, i.e. the stormwater facility
and landscaping, are exempt from these regulations; therefore, encroachments specific to this review are
limited to the proposed parking area and refuse storage area. It has been concluded by the Director that
. an SRIR is not required. It should be noted that while an SRIR is not required, if Ordinance #674 had
been in place the applicant would be required still be required to comply with the Habitat-friendly
Development Practices outlined in Section 4.139.03(.05), a detailed discussion of which can be found
below.

\
(:05) Habitat-Friendly Development Practices. To the extent practicable, development and
construction activities that encroach within the Significant Resource Overlay Zone and/or
Impact Area shall be designed, located and constructed to:

A. Minimize grading, removal of native vegetation, disturbance and removal of native
soils, and impervious area;
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B. Minimize adverse hydrological impacts on water resources, such as using the practices
described in Part (a) of Table NR-2, unless their use is prohibited by an applicable and
required state or federal permit, such_as a permit required under the federal Clean
Water Act, 33 U.S.C. §§1251 et seq., or the federal Safe Drinking Water Act, 42 U.S.C.
8§8300f et seq., and including conditions or plans required by such permit; '

C. _Minimize impacts on wildlife corridors and fish passage, such as by using the practices
described in Part (b) of Table NR-2; and

D. _Consider using the practices described in Part (c) of Table NR-2.

B55. The applicant has provided findings that “minor grading in the SROZ for the stormwater system
outfall, as well as parking in the Impact Area, so this Code section applies. The design submitted for this
project incorporates a number of the practices described in Table NR-2, including the use of permeable
paving in the parking area which is within the SROZ Impact Area, stormwater treatment within the public
right of way and minimizing the area devoted to paving. The design also protects the waterway and
wetlands by minimizing the area to be affected by work, and by restoring vegetation in the SROZ area.”
Staff concurs with the applicant’s statément and finds that the applicant is proposing Habitat-Friendly -
Development Practices to the extent practicable, specifically Items #a.2., a.3., c.1. and c.2. in Table NR-2
(see inset below) for the proposed parking. Condition of approval NRC5 will guarantee compliance with

this provision. Staff further notes that a more detailed review of the refuse storage facility will occur with
Site Design Review of Phase 2.
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Table NR-2: Habitat-Friendly Development Practices

Part (a) Design and Construction Practices to Minimize Hydrologic Impacts

Amend disturbed soils to original or higher level of porosity to regain infiltration and stormwater stoxage capaCJty

12._' Use pervious' pavmg mateuals for, 1esxdent1al driveways, parkmg lots and walkways

.3:;-"rIncorporate stormwater management in road rlght-of ways. ‘ ' , , :

4. Landscape with rain gardens to provide on-lot detention, filtering of ramwater and ar oundwatex 1e-cha1 ge.

5. Use green roofs for runoff reduction, energy savings, improved air quality, and enhanced aesthetics.

6. Disconnect downspouts from roofs and direct the flow to vegetated infiltration/filtration areas such as rain gardens.

7. Retain rooftop runoff in a rain barrel for later on-lot use in lawn and garden watering. .
8. Use multi-functional open drainage systems in lieu of more conventional curb and gutter systems.

9. Use bioretention cells as rain gardens in landscaped parking lot islands to reduce runoff volume and filter pollutants.

10. Apply a treatment train approach to provide multiple opportunities for storm water treatment and reduce the possibility of system failure.
1. Reduce sidewalk width and grade them such that they drain to the front yard of a residential lot or retention area.

12. Reduce impervious impacts of residential driveways by narrowing widths and moving access to the rear of the site.

13. Use shared driveways.

14. Reduce width of residential streets, depending on traffic and parking needs.

15

. Reduce street length, primarily in residential areas, by encouraging clustering and using curvilinear designs.

16. Reduce cul-de-sac radii and use pervious vegetated islands in center to minimize impervious effects, and allow them to be utilized for truck
maneuvering/loading to reduce need for wide loading areas on site.

16. Minimize car spaces and stall dimensions, reduce parking ratios, and use shared parking facilities and structured parking.

17. Minimize the number of steam crossings and place crossing perpendicular to stream channel, if possible.

18. Allow narrow street right-of-ways through stream corridors whenever possible to reduce adverse impacts of transportation corridors.
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Part (b) Design and Construction Practices to Minimize Impacts on Wildlife Corridors and Fish Passage

I. Carefully integrate fencing into the landscape to guide animals toward animal crossings under, over, or around transportation corridors.

2. Use bridge crossings rather than culverts, wherever possible.
3. If culverts are utilized, install slab, arch or box type culverts, preferably using bottomless designs that more closely mimic stream bottom

habitat.
4. Design stream crossings for fish passage with shelves and other design features to facilitate terrestrial wildlife passage.

5. Extend vegetative cover through the wildlife crossing in the migratory route, along with shéltering areas.

Part (c) Miscellaneous Other Habitat Friendly Design and Construction Practices

-2tiLiocate landscaping adjacen _
3. Reduce light spill-off into SROZ areas from development.
4. Preserve and maintain existing trees and tree canopy coverage, and plant trees, where appropriate, to maximize future tree canopy coverage.
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Section 4.139.04 Uses and Activities Exempt from These Regulations

A request for exemption shall be consistent with the submittal requirements listed under Section
4.139.06(.01)(B — 1), as applicable to the exempt use and activity.

(.11)  The planting or propagation of any plant identified as native on the Metro Native Plant
List. See Wilsonville Planning Division to obtain a copy of this list.

(.13)  Enhancement of the riparian corridor or wetlands for water quality or quantity benefits,
fish, or wildlife habitat as approved by the City and other appropriate regulatory
authorities.

(18)  Private or public service connection laterals and service utility extensions.

B56. The submiited plans propose an encroachment into the Significant Resource Overlay Zone
(SROZ) Impact Area. In particular, Keynote 14 of Sheet Al.1 (See Exhibit B2, Sheet A1.1 — Site Plan)
identifies the SROZ Impact Area. Proposed encroachment is limited to parking stalls, a refuse storage
facility, landscapmg and a stormwater outfall. As allowed by this provision, landscaping and the
stormwater outfall are exempt from these regulations.

Section 4.139.05 Significant Resource Overlay Zone Map Verification

. The map verification requirements described in this Section shall be met at the time an applicant
‘requests a building permit, grading permit, tree removal permit, land division approval, or-other

land use decision. Map verification shall not be used to dispute whether the mapped Significant

Resource Overlay Zone boundary is a significant natural resource. Map refinements are subject to
the requirements of Section 4.139.10(.01)(D).

B57.  The western 10% of the subject site is encumbered by the SROZ. The proposal includes a request
for development within the Significant Resource Overlay Zone Impact Area. Furthermore, the proposal
includes a request for a two (2) parcel partition. Based upon these requests, the applicant is required to
apply for map verification. Staff concurs with the applicant’s findings that “This section of the code
specifies the manner in which the SROZ area may be determined and verified by the City and the
applicant for a development approval. In the current case, the SROZ is established by the location of the
jurisdictional wetland, which was determined by the applicant’s consultant and verified by the applicable
agencies. The agencies and the apphcant/owner have concurred on the location of the SROZ.” This
provision is therefore satisfied.

Section 4.139.456 Significant Resource Impact Report (SRIR) and Review Criteria

B58.  Pursuant to Section 4.139.06, Staff concurs with the applicant’s findings that “The SRIR applies
in cases where impacts of a development application are found to need evaluation to determine if
additional review or mitigation is necessary. In cases where the Director can clearly determine that
development is only in the Impact Area, and there is no impact on the’Significant Resource, the
development can be permitted without SRIR review. The current application proposes impact only to the
extent of parking in the Impact Area and mitigated grading for the stormwater outfall in the SROZ, so it
has been concluded by the Director that an SRIR is not required.” It should be noted that while an SRIR
is not required, if Ordinance #674 had been in place the applicant would be required still be required to
comply with the Habitat-friendly Development Practices outlined in Section 4.139.03(.05), a detailed
discussion of which can be found above.
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Section 4.139.067 Mitigation Standards

The following mitigation standards apply to significant wildlife habitat resource areas for
encroachments within the Area of Limited Conflicting Uses, and shall be followed by those proposing
such encroachments. Wetland mitigation shall be conducted as per permit conditions from the US
Army Corps of Engineers and Oregon Division of State Lands. While impacts are generally not
allowed in the riparian corridor resource area, permitted impacts shall be mitigated by: using these
mitigation standards if the impacts are to wildlife habitat values; and using state and federal processes
if the impacts are to wetland resources in the viparian corridor. Mitigation is not required for trees lost
to a natural event such as wind or floods.

B59. The applicant has provided summary findings that “This section applies to encroachments into
significant habitat areas, and since no such impacts are proposed by this application, the provisions of this
section do not technically apply. Nevertheless, it is noted that a mitigation landscape plan for restoration
of the SROZ area has been proposed, which meets the intent of subsection .02 (E).” Staff finds that
encroachments into the Area of Limited Conflicting Uses is limited to the stormwater outfall. Pursuant to
Section 4.139.04(.18) a stormwater outfall is exempt from these regulations; mitigation is therefore not
necessary. Pursuant to new code requirements not in effect at the time of this submittal Habitat-friendly
development practices are required. The applicant has voluntarily included provisions for Habitat-
friendly development as evidenced in Finding B55.

Section 4.139.18 11 Special Provisions

(.03)  Alteration of constructed drainageways. Alteration of constructed drainageways may be
allowed provided that such alterations do not adversely impact stream flows, flood storage
capacity and in stream water quality and provide more efficient use of the land as well as
provide improved habitat value through mitigation, enhancement and/or restoration. Such
alterations must be evaluated through an SRIR and approved by the City Engineer and
Development Review Board. '

B60. Proposed development adjacent to the drainageway is limited to the stormwater outfall. Pursuant
to Sections 4.139.04(.11), (.13) and (.18) the stormwater outfall is exempt from these regulations

Section 4.167. General Regulations - Access, Ingress and Egress.

B61. The proposal includes plans for the dedication and construction of Kinsman Road. Access to the
site will be provided by driveways on each side of Kinsman Road. Access to the site was reviewed by the
City’s traffic consultant, DKS & Associates. DKS provided suggestions with regard to driveway spacing,
including the distance form the Wilsonville Road/Kinsman Road intersection. Pursuant to the Traffic
Impact Study provided by DKS and Associates, the applicant eliminated a driveway on Parcel 1 and
shifted both driveways south. Staff finds the proposed accesses to be acceptable.

Section 4.169. General Regulations — Double-Frontage Lots.

(-01)  Buildings on double frontage lots (i.e., through lots) and corner lots must meet the front
yard setback for principal buildings on both streets. :

B62. Based upon the proposed layout and the addition of the Kinsman right-of-way both Parcel 1 and
Parcel 2 are by definition corner lots; therefore, buildings on both lots must meet the front yard setback
for the PDI zone. The front yard setback as established by Section 4.135(.06)C. of the Wilsonville
Development Code requires a thirty (30) foot front yard setback. The submitted plans, in particular Sheet
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Al.1 of Exhibit B2, demonstrates that proposed buildings meet the front yard setback on both Wilsonville
Road and Kinsman Road.

(.02)  Given that double-frontage lots tend to have one end that is regarded as a rear yard by the
owner, the Development Review Board may establish special maintenance conditions to
apply to such areas. Such conditions may include the requirement that the subject
homeowners association, if any, be responsible for the on-going maintenance of the street
frontage areas of double-frontage lots.

B63. This provision refers to homeowners associations as the appropriate body for regulating the
maintenance of street frontage areas. The proposal is for an industrial business park. Condition of
approval PDB13 will require that the property owner or an assigned property management company be
responsible for the on-going maintenance of the street frontage areas.

Section 4.171. General Regulations — Protection of Natural Features and Other Resources.

(.01) Purpose.

B64. The purpose of this section is to protect valued natural features and resources and to encourage
site planning and development practices which protect and enhance natural features such as riparian
corridors, streams, wetlands, swales, ridges, rock outcroppings, views, large trees and wooded areds.
The western 1/10 of proposed parcel 1 (Phase 2) is mapped within the Significant Resource Overlay Zone
(SROZ). This mapping is in response to an existing drainageway, Seely Ditch, which runs along the west
property line. The applicant has provided findings that “This area has been delineated and is indicated on
the accompanying plans. A planting plan for this area is included in the plan set to document mitigation
required as a result of a tree cutting violation by the prior property owner. In addition, the Stage 2 master
plan responds to the buffer area outside of the SROZ and shows a preliminary approach to stormwater
management and buffering, which will be fully refined with a future Site Development Review
application. Finally, the applicant has worked with City staff with respect to the design of a stormwater
outfall to the creek, and the related mitigation which is also shown on the accompanying plans.” Staff has
worked with the applicant with respect to the stormwater outfall and related mitigation. Proposed impacts
are limited to the stormwater facility, which pursuant to Section 4.139.04(.13) is exempt from the SROZ
regulations. Staff finds that the applicant has met the purpose of this section through avoidance of SROZ.

(.02) General Terrain Preparation:

B65. With the exception of the Seely Ditch that runs along the west property line, the subject site is
relatively flat. Site preparation will be limited to site grading. All grading, filling and excavating shall be
done in accordance with the Oregon Structura] Specialty Code. It should also be noted that Seely Ditch is
a state regulated waterway. Because cuts may exceed the minimum state requirement of.50 cubic yards a
Joint Permit Application or General Authorization from the Oregon Division of State Lands (DSL) and/or
the Army Corps of Engineers may be required. Condition of approval PDB14 will require that all
applicable state permits are requested. Approval of the applicable state permits as well as City Grading
and Erosion Control permits will guarantee compliance with this provision.

(.03) Hillsides:

B66. With the exception of the Seely Ditch that runs along the west property line, the subject site is
relatively flat. The stream channel and corresponding wetland boundary have been identified and are
delineated on the submitted plans (See Exhibit B2, Sheets C1.5 and C1.7). As indicated on the plans, with the
exception of the water quality outfall, all development and landscaping will occur within the upland areas.
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(.04) Trees and Wooded Areas.

B67. While there are no stands of native trees or wooded areas, it should be noted that prior
enforcements have necessitated mitigation for the removal of trees without a permit. A detailed
discussion on the enforcement can be found in this report on page 3 under the heading “History”. Prior

- decisions .approved a landscaping plan to mitigate the loss of 254 caliper-inches of trees with trees and
shrubs totaling 261 caliper-inches in the future development plan for the subject property. Based upon
prior approvals the subject development is required to comply with the existing approved landscape plan
(See Exhibit-A3). Staff finds that the submitted landscape plan complies with and exceeds the approved
landscape plan.

(.05) High Voltage Powerline Easements and Rights of Way and Petroleum Pipeline Easements:

A. Due to the restrictions placed on these lands, no residential structures shall be allowed
within high voltage powerline easements and vights of way and petroleum pipeline
easements, and any development, particularly residential, adjacent to high voltage
powerline easements and vights of way and petroleum pipeline easements shall be
carefully reviewed. )

B. Any proposed non-residential development within high voltage powerline easements
and rights of way and petroleum pipeline easements shall be coordinated with and
approved by the Bonneville Power Administration, Portland General Electric Company
or other appropriate utility, depending on the easement or right of way ownership.

B68. The western % of the subject site is encumbered by an existing Bonneville Power Administration
(BPA) Easement. The proposal is for an industrial office park including-industrial, office and commercial
uses.” Development within the BPA easement is limited to landscape as well as a water quality feature.
Condition of approval PDB15 will require that the applicant obtain BPA approval of the submitted
landscape plan prior to Public Works Permit approval for the Kinsman Road right-of-way.

(.06) Hazards to Safety:

B69. The subject site is not located within a soil or geological hazard area, nor is it located in an area
prone to forest and brush fires. Review of the building plans and public works permit will ensure that
best engineering practices are maintained.

Section 4.800: Wireless communications facilities:

B70. A conditional use permit is required for any wireless communications pursuant to Section 4.800
of the Wilsonville Code. No such facilities are currently proposed. See condition of approval PDB16.
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REQUEST C
DB09-0049: STAGE 2 FINAL DEVELOPMENT PLAN
CONCLUSIONARY FINDINGS

The applicant is requesting approval of Stage II Final Plans for Phase 1 and Phase 2 of the proposed
project. The proposal includes a request for a two-parcel partition divided by the Kinsman Road right-of-
way. The newly created parcel west of Kinsman Road, Parcel 1, will include a two (2)-story office
building and related site improvements. Submitted plans indicate that this will be Phase 2. The parcel
east of Kinsman Road, Parcel 2 will include four (4) single-story industrial/office/service commercial
buildings and related site improvements. Submitted plans indicate that this will be Phase 1. The gross
floor area for Phase 1 is approximately 89,835 square feet. The gross floor area for Phase 2 will be 21,700
square feet.

Area Size Size % of
(Sq. Ft.) | (Acres) | Total Site
Building 1 | 17,160 0.39
Building 2 | 17,550 0.40
Building 3 | 23,625 0.54
Building4 | 31500 0.72
Building Footprint | 89,835 2.06 34%
Parking & Walks 135,658 | 3.11 51%
Landscape area 40,095 0.92 15%

RIS T
0 ELIS_C@'«"Z%S)

3 A d e A4

% of

Total Site
Building Footprint 11,966 0.27 13%
Parking & Walks 33,540 0.77 38%

T e

T e e e e ]
Lable3: Broject Site Analysisi © o

Area Size
(Sq. Ft.) | (Acres) | Total Site

Building Footprint

Phase ! Total | 89,835 2.06 23%

Phase 2 Total | 11,966 0.27 3%
Parking & Walks

Phase 1 Total | 135,658 3.11 35%

Phase 2 Total | 33,540 0.77 9%
Landscape area

. Phase 1 Total | 40,095 0.92 10%
Phase 2 Total | 43,729 1.00 11%
Kinsman ROW Dedication
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Section 4.140 Planned Development Regulations
Section 4.140 (.09) Final Approval (Stage Two):

Ci. This application contains a companion application for Stage 1 approval of Phases 1 and 2. The

request for Stage II also includes approval of Phases 1 and 2. A hearing is scheduled for July 13, 2009.
This criterion is satisfied.

C2. Staff is recommending conditional approval based upon the evidence provided herein.

A.  The final plan shall conform in all major respects with the approved preliminary
development plan, and shall include all information included in the preliminary plan plus the
Sfollowing:

C3. Staff finds that the application for final approval of conforms to the preliminary plan for a two (2)
phase five (5) building industrial business park. Phase 1 consists of four (4) single-story buildings. Phase
1 will consists of 70,731 sq. ft. of industrial, 10,290 sq. ft. of office and 8,814 sq. ft. of commercial.
Phase 2 will consist of a two-story, 21,700 sq. ft. office building. Included in Exhibit B2 are development
plans consistent with the requirements of this section.

B. The final plan shall be sufficiently detailed to indicate fully the ultimate operation and
appearance of the development or phase of development. However, Site Design Review is a

separate and more detailed review of proposed design features, subject to the standards of
Section 4.400.

C4. The proposal includes a counterpart application for Site Design Review of Phase 1 only. It
should be noted, however, that the applicant has including sketch drawings of Phase 2 to demonstrate
massing. The applicant’s submittal documents (Exhibit B, et. seq.) provide sufficient detail to satisfy the
requirements of this section. This criteria is met

C.  Within thirty (30) days after the filing of the final development plan, the Planning staff shall
forward such development plan and the original application to the Tualatin Valley Fire and
Rescue District, if applicable, and other agencies involved for review of public improvements,
including streets, sewers and drainage. The Development Review Board shall not act on a
final development plan until it has first veceived a report from the agencies ov until more

than thirty (30) days have elapsed since the plan and application were sent to the agencies,
whichever is the shorter period.

C5.  Notice of the proposed project has been sent to the appropriate agencies involved in the review of
public improvements. Comments and conditions of approval from the City’s Building, Engineering and
Natural Resources Program Managers as well as Tualatin Valley Fire & Rescue were received and are
incorporated into this staff report.

D.  Upon receipt of the final development plan, the Development Review Board shall conduct a
public hearing and examine such plan and determine:

Ce6. This report and the attachments hereto provide a detailed discussion as to the applicable criteria
and standards. The proposal together with the proposed conditions beginning on page 8 results in a
development which conforms to the applicable criteria and standards.
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J. A planned development permit may be granted by the Development Review Board onl_); ifitis
found that the development conforms to all the following criteria, as well as to the Planned
Development Regulations in Section 4.140:

1. The location, design, size and uses, both separately and as a whole, are consistent with
the Comprehensive Plan, and with any other applicable plan, development map or
Ordinance adopted by the City Council.

C7.  The proposal is for a two (2) phase industrial business park including a mix of office and retail.
The subject site is identified in the Comprehensive Plan as Industrial, Area of Special Concern G. A
detailed discussion regarding this designation can be found in Request A, beginning on page 30. This
criterion is met.

2. That the location, design, size and uses are such that traffic generated by the
development at the most probable used intersection(s) can be accommodated safely and
without congestion in excess of Level of Service D, as defined in the Highway Capacity
Manual published by the National Highway Research Board, on existing or
immediately planned arterial or collector streets and will, in the case of commercial or

* industrial developments, avoid traversing local streets. Immediately planned arterial
and collector streets are those listed in the City’s adopted Capital Improvement
Program, for which funding has been approved or committed, and that are scheduled
Sfor completion within two years of occupancy of the development or four year if they
are an associated crossing, interchange, or approach street improvement to Interstate
5.

a. In determining levels of Service D, the City shall hire a traffic engineer at the
applicant’s expense who shall prepare a written report containing the following
minimum information for consideration by the Development Review Board:

i. An estimate of the amount of traffic generated by the proposed development,
the likely routes of travel of the estimated generated traffic, and the source(s)
of information of the estimate of the traffic generated and the likely routes of
travel; [Added by Ord. 561, adopted 12/15/03.]

ii. What impact the estimate generated traffic will have on existing level of service
including traffic generated by (1) the development itself, (2) all existing
developments, (3) Stage Il developments approved but not yet built, and (4) all
developments that have vested traffic generation vights under section

' 4.140(.10), through the most probable used intersection(s), including state and
county intersections, at the time of peak level of traffic. This analysis shall be
conducted for each direction of travel if backup from other intersections will
interfere with intersection operations. [Amended by Ord 561, adopted
12/15/03.] '

b. The following are exempt from meeting the Level of Service D criteria standard:

i. A planned development or expansion thereof which generates three (3) new
p-m. peak hour traffic trips or less;

il. A planned development or expansion thereof which provides an essential
governmental service.

c. Traffic generated by development exempted under this subsection on or after
Ordinance No. 463 was enacted shall not be counted in determining levels of service
Sfor any future applicant. [Added by Ord 561, adopted 12/15/03.]

d. Exemptions under ‘b’ of this subsection shall not exempt the development or
expansion- from payment of system development charges or other applicable
regulations. [Added by Ord 561, adopted 12/15/03.]
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e. In no case will development be permitted that creates an aggregate level of traffic at
LOS “F”. ([Added by Ord 561, adopted 12/15/03.]

C8. The applicant contracted through the City with DKS and Associates to perform a traffic study for
the proposal (See Exhibit C1). The traffic study was conducted for a five (5) building business park with
the following land use breakdowns: 30,000 square feet for office-complex use (one building), 60,000
square feet for industrial use (two buildings), and 37,250 square feet of flex space (two buildings). The
traffic study conducted for the proposed project provides an estimate of the traffic trips based upon the
development at full build-out (Phase 1 and Phase 2). The traffic study estimates a total of 186 pm peak
hour trips for the proposed development based on the ITE Trip Generation Manual. In analyzing the

impact of the development on the system these trips are then examined based upon an assumed
distribution.

1
As provided in the Traffic Study:

“Under existing PM peak hour conditions, the study intersections meet the City of Wilsonville
LOS “D” standard. With the addition of stage II traffic, the study intersections experience a
significant increase in congestion and the Wilsonville Road/Boones Ferry, Road intersection no
longer meets applicable operating standards. The Wilsonville Road/Industrial Way intersection
also operates above level of service (1LOS) D. This is because the additional through volumes on
Wilsonville Road make it more difficult for the northbound Industrial Way left turns to access
Wilsonville Road. Though this is undesirable, because Industrial Way is a private road it is not
required to meet the City’s LOS D standard.

Due to capacity constraints along Wilsonville Road, two improvement projects .are planned in
the vicinity of the Wilsonville Road/Boones Ferry Road intersection. First, the City of
Wilsonville has a planned improvement project for the Wilsonville Road/Boones Ferry Road
intersection that will add a second westbound left-turn lane (resulting in dual left-turns), a third
eastbound through lane, and a northbound right-turn lane (which will allow the existing shared
through-right lane to be used as a through-only lane). Boones Ferry Road south of the
intersection will also be reconstructed in conjunction with the Fred Meyer development.
Second, improvements are planned for the I-5/Wilsonville Road interchange area. These
improvements will start east of Boones Ferry Road and extend west of Town Center Loop West.
Recently, the City has signed an intergovernmental agreement and engineering ;design is
underway to construct the first phase of these improvements.

In addition, the City of Wilsonville Transportation Systems Plan (TSP) identifies a Kinsman
Road extension project (Project C-14)7 that would pass through the project site. It is expected
that the Kinsman Road extension will be a three-lane roadway through the project site. The
center lane would be a northbound left-turn pocket at the Wilsonville Road/Kinsman Road
intersection and a two-way left turn lane elsewhere to improve safety along the curve by better
accommodating left turns at the driveways. It is also expected that the extension would start at
Wilsonville Road and curve around to the west before tying into Industrial Way, which would
be realigned such that the Industrial Way approach to Wilsonville Road would be closed to
vehicular traffic and the existing Industrial Way traffic would be rerouted to Kinsman Road.
This would allow the existing and future developments in the area to access Wilsonville Road at
the signalized Kinsman Road intersection instead of at the private Industrial Way stopped

approach.”
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This provision is therefore satisfied.

C9. The Oregon Department of Transportation (ODOT) seeks to preserve traffic capacity on the
freeway system, so ODOT was notified of this proposal. No comments have been received from ODOT.

3. That the location, design, size and uses are such that the residents or establishments to
be accommodated will be adequately served by existing or immediately planned
Sfacilities and services.

C10. Roads - The subject site has frontage on SW Wilsonville Road. SW Wilsonville Road is
identified in the Transportation System Plan as a Major Arterial with limited access points. The
Wilsonville Transportation System Plan (TSP) identifies a Kinsman Road extension project that would
pass through the project site (See Exhibit A2). Access to Wilsonville Road will ultimately be from
Kinsman Road. The proposal includes plans for a driveway cut on the east and west sides of Kinsman
Road to provide access for Phases 1 and 2, respectively. This provision is therefore satisfied.

C11. The Applicant has provided a general utility plan (See Exhibit B2, Sheet C5 of 5 — Preliminary
Utilities Plan) demonstrating that it is feasible to connect to the project site.

C12.  Storm — Each new development is responsible for mitigating its impacts on the public stormwater
system.  Pursuant to Section 301.4.02 of the City of Wilsonville Public Works Standards, on-site
facilities shall be constructed when the proposed development establishes or increases the impervious
surface area by more than 5,000 square feet. The proposal is for approximately 270,999 square feet of
. impervious surface including building pads, access drives and parking as well as 28,941 of new roadway
(Kinsman Road). This exceeds the required 5,000 square feet. -

According to City records there is a 48-inch storm mainline in Wilsonville Road with several stubs to the
site. The site drains generally northeast to southwest; therefore, the proposal includes plans to collect
runoff from Parcel 2 (Phase 1) through a system of catchbasins and swales to a manhole on the southwest
corner of Parcel 2 and pipe it west, across the proposed Kinsman right-of-way to a water quality swale on
Parcel 1 which will outfall directly into Seely Ditch.

The design engineer for this development will be required to submit documentation for review and
approval by the City’s authorized representative, of the downstream capacity of any existing storm
facilities impacted by the proposed development. Condition of approval PFB9 and the Public Works
Standards will guarantee compliance with this provision.

C13. Water — According to City records there is an 18-inch water line in Wilsonville Road with a stub
to the property at the proposed Kinsman Road intersection. The applicant’s proposal includes a request to
connect to the lateral with a line that will run south in SW Kinsman Road with intersection points and
laterals to proposed parcels 1 and 2 at the proposed driveway connections. The proposed water system
will create a looped system. Staff finds the proposed system to adequately serve the subject site. The
design engineer for this development will be required to submit documentation for review and approval
through the public works permit process. Condition of approval PFB9 and the Public Works Standards
.will guarantee compliance with this provision

C14. Sanitary — According to City records there is an existing 30-inch public line immediately south of
the subject site that runs the length of the property. The proposal includes a request to connect to an
existing manhole in that line to serve Parcel 2. Sewer service for Parcel 1 will come from the existing
public main that runs along the west side of the development site.
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C15. Compliance with Condition of Approval PFB5, PFB9 and PFB10 and the Public Works
Standards will guarantee compliance with this provision will guarantee that the location, design and size
of the proposed system are such that the establishment will be adequately served. The City’s authorized
representative shall determine which techniques may be used to satisfy this requirement.

C16. The City’s Engineering Division has reviewed the Applicant’s plans but has proposed that no
construction of such utility improvements occur until all plans are approved by Engineering Staff. This
initial review of design drawings by the City’s Engineering Division, and assurance that a permit will not
be issued until Staff approves all plans, is sufficient to insure that adequate public facilities are available
to serve this project.

Section 4.155. General Regulations - Parking, Loading and Bicycle Parking.

(.02) General Provisions:

A. The provision and maintenance of off-street parking spaces is a continuing obligation
of the property owner. The standards set forth herein shall be considered by the
Development Review Board as minimum criteria.

1. The Board shall have the authority to grant variances or planned development
waivers to these standards in keeping with the purposes and objectives set forth in
the Comprehensive Plan and this Code.

2.  Waivers to the parking, loading, or bicycle parking standards shall only be issued
upon a findings that the resulting development will have no significant adverse
impact on the surrounding neighborhood, and the community, and that the
development considered as a whole meets the purposes of this section.

C17. The proposal does not include a request for a waiver or variance to the parking standards;
therefore, this provision is not applicable.

B. 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 maneuvering area for the vehicles, as
determined by the Planning Director.

C18. The applicant contracted with the City’s traffic consultant, DKS & Associates to perform a
Traffic Impact Analysis.  As a part of that study, DKS analyzed on-site circulation. A detailed discussion
regarding on-site circulation can be found in Finding B35 on page 51. With specific regard to parking,
DKS noted that “Based on the preliminary site plan, there do not appear to be any major concerns with
the proposed facility’s internal roadway network. One location of potential concern is at the southern end
of the parking lot on the west side of Kinsman Road. The four southernmost parking stalls are located
next to and angled towards the southern driveway. Vehicles pulling out of the parking spaces would likely
block the driveway and create a potentially unsafe condition. At least the two stalls closest to Kinsman
Road should be removed.” The submitted plan- was amended prior to submission for preliminary
approval. The four parking stalls referenced in the traffic study were removed. Staff does, however, have
some concern with regard to the turning radius from the central driveway/loading zone on Parcel 2 to the
easternmost drive aisle. Staff is concerned that large format trucks may have trouble negotiating a turn.
Condition of approval PDB4 will require that the applicant supply evidence through AutoTurn exhibits or
another acceptable method that large format vehicles can negotiate the turn. If it is determined that the
turn cannot be made the applicant shall provide signage prohibiting large trucks from using the
easternmost drive aisle.
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D. In the event several uses occupy a single structure or parcel of land, the total
requirement for off-street parking shall be the sum of the requirements of the several
uses computed separately, except as modified by subsection “E,” below.

C19. The proposal is for a two-parcel/two phase development. Below is an analysis of the parking
requirements by phase.

a. Phase 1 (Parcel 2): The applicant is proposing four (4) buildings for a total of 89,835 sq.
ft. Including in that square footage is 10,290 sq. ft. of office, 8,814 sq. ft. of service/retail
(commercial) and 70,731 sq. ft. of industrial. Table 4 on page 79 includes a breakdown
of the proposed uses and the sum of the requirements.

b. Phase 2 (Parcel 1): The applicant is proposing a two-story, 21,700 sq. ft. office building.
Table 4 on page 79 includes a breakdown of the proposed uses and the sum of the
requirements.

E. Owners of two (2) or more uses, structures, orv parcels of land may utilize jointly the
same parking area when the peak hours of operation do not overlap, provided
satisfactory legal evidence is presented in the form of deeds, leases, or contracts
securing full access to such parking areas for all the parties jointly using them.

C20. The applicant has not included a request for joint use of proposed parking areas, nor has the
applicant provided summary findings as to the peak hours of operation. Based upon the proposed
parcelization, a reasonable assumption is that the site is intended to be shared among the various buildings
and tenants. Because the applicant has not provided legal evidence of shared use Condition of Approval .
PDB17 will require that the applicant submit legal evidence is presented in the form of deeds, leases, or
contracts securing full access to such parking areas.

G. The nearest portion of a parking area may be separated from the use or containing
structure it serves by a distance not exceeding one hundred (100) feet.

C21. The proposed parking areas are not located more than one hundred (100) from the structure. This
provision is therefore satisfied. :

H. The conducting of any business activity shall not be permitted on the required parking
spaces, unless a temporary use permit is approved pursuant to Section 4.163.

C22. The Applicant is not proposing any business activity in the proposed parking areas. The owner
will need to obtain a temporary use permit from the City’s Planning Division for any business conducted
within the parking area.

L Where the boundary of a parking lot adjoins or is within a residential district, such parking
lot shall be screened by a sight-obscuring fence or planting. The screening shall be
continuous along that boundary and shall be at least six (6) feet in height.

C23. Properties immediately west of the subject site are within the Residential (R) zone. The west
property line is also the location of the Seely Ditch and is mapped as Significant Resource Overlay Zone
(SROZ). As provided in the submitted drawings, specifically Sheet LM1.0, and the submitted narrative,
the applicant is proposing mitigation plantings which are required as a result of a tree cutting violation by
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the prior owner of the site. Staff finds that while the applicant has provided plantings they consist
generally of deciduous trees. Condition of approval PDC2 will require that the applicant provide a
distinct landscape hedge between the proposed parking lot on Parcel 1 (Phase 2) and the mitigation
plantings. The hedge coupled with the mitigation tree planting will meet the City’s low screen landscape
standards of Section 4.176(.02)D.

J. Parking spaces along the boundaries of a parking lot shall be provided with a sturdy
bumper guard or curb at least six (6) inches high and located far enough within the
boundary to prevent any portion of a car within the lot from extending over the property
line or interfering with required screening or sidewalks.

C24. The applicant has not provided summary findings relative to this section. Staff finds that the
majority of proposed parking spaces are along the boundaries of each lot. It is difficult to ascertain from
the submitted plans whether or not proposed parking spaces are provided with a curb at lest six (6) inches
high or if bumper guards will be provided. Condition of approval PDC3 will require that all parking
spaces immediately adjacent to sidewalks include a sturdy bumper guard.

K. All areas used for parking and maneuvering of cars shall be surfaced with asphalt,
concrete, or other surface, such as "grasscrete" in lightly-used areas, that is found by the
City Engineer to be suitable for the purpose. In all cases, suitable drainage, meeting
standards set by the City Engineer, shall be provided.

C25. The applicant has not provided summary findings relative to this section, however, the submitted
plans indicate that all areas intended for parking and maneuvering of cars will be surfaced with pavement
or concrete (See Exhibit B2, Sheet Al.1 — Site Plan). This provision is therefore satisfied.

L. Artificial lighting which may be provided shall be so limited or deflected as not to shine
into adjoining structures or into the eyes of passers-by.

C26. The City recently passed a Dark Sky Ordinance, Ordinance #649, which implemented Section
4.199.50 into the Development Code. A more in depth discussion regarding Section 4.199.50. can be
found on Page 99.

N. Compact car spaces.

C27. The applicant is proposing 62 compact spaces in Phase 1 and 34 compact spaces in Phase 2. The
applicant is permitted up to 94 spaces in Phase 1 (234 total spaces * 40% = 94 spaces) and 36 spaces in
Phase 2 (89 total spaces * 40% = 36 spaces). The number of proposed spaces is below the maximum
allowed; therefore this provision is satisfied.

0. Where off-street parking areas are designed for motor vehicles to overhang beyond curbs,
planting areas adjacent to said curbs shall be increased to a minimum of seven (7) feet in
depth. This standard shall apply to a double row of parking, the net effect of which shall
be to create a planted area that is a minimum of seven (7) feet in depth.

C28. « The applicant has not provided summary findings relative to this section. A discussion of each
phase follows:

a. _  Phase 1: Parking areas on the north, west and east boundaries as well as proposed parking
areas within the central access drive between proposed buildings 1 &2 and between
buildings 3 & 4) are designed to overhang beyond curbs. Proposed planting areas
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adjacent to the curbs are a minimum of seven (7) feet in depth. It should be noted that
with the exception of the parking areas within the central access drive (between proposed
buildings 1 &2 and between buildings 3 & 4) parking areas adjacent to proposed
Buildings 1-4 are designed to abut a sidewalk. As discussed in Finding C24 above,
pursuant to Section 4.155(.02)]. parking spaces immediately adjacent to proposed
sidewalks shall include a sturdy bumper guard.

Phase 2: Because the applicant is not requesting Site Design Review for Phase 2 it is
difficult to ascertain the full extent of proposed plantings. In review of the submitted Site
Plan (See Exhibit B2, Sheet A1.1) it appears as though planting areas adjacent to parking
will be at least seven (7) feet in depth. A more detailed review of the site w1ll occur with
a future request for Site Design Review.

(-03) Minimum and Maximum Off-Street Parking Requirements:

A.

Parking and loading or delivery areas shall be designed with access and maneuvering area
adequate to serve the functional needs of the site and shall:

1. Separate loading and delivery areas and circulation from customer and/or
employee parking and pedestrian areas. Circulation patterns shall be clearly
marked.

2. To the greatest extent possible, separate vehicle and pedestrian traffic.

C29. The applicant has not provided summary findings relative to this section. A discussion of each

phase follows:

a.

Phase 1: Phase 1 has been designed such that the area between Buildings 1 & 2 and
Buildings 3 &4 will serve as a loading and unloading area as well as site circulation. The
applicant is proposing several accessible routes as demonstrated by Keynote #9 on Sheet
Al.1 (See Exhibit B2 — Sheet Al.1, Siie Plan). Proposed walkways will be painted to
differentiate between pedestrian and vehicle/truck traffic. In addition to painted
walkways, the applicant is proposing a system of traditional sidewalks that are linked to
the painted walkways. It is the professional opinion of Staff that the applicant has
separated loading and delivery as well as vehicle and pedestrian traffic to the greatest
extent practicable.

Phase 2: Because the applicant is not requesting Site Design Review for Phase 2 it is
difficult to ascertain the full extent of proposed plantings and building plans. In review
of the submitted Site Plan (See Exhibit B2, Sheet A1.1 — Site Plan) Staff has concern for
pedestrians maneuvering from the south end of the site (near the Kinsman Road access)
to the proposed building. A more detailed review of the circulation system will occur
with an application for Site Design Review of Phase 2. .

- Parking and loading or delivery areas shall be landscaped to minimize the visual

dominance of the parking or loading area, as follows:

1. Landscaping of at least ten percent (10%) of the parking area designed to be
* screened from view from the public vight-of-way and adjacent properties. This
landscaping shall be considered to be part of the fifteen percent (15%) total
landscaping required in Section 4.176.03 for the site development.
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C30. While the applicant has not provided summary findings specific to this provision, Sheet A0.1-DR
indicates that approximately 18% of Parcel 2/Phase 1 will be landscaped. = The proposed landscape
includes perimeter landscaping as well as interior landscape islands which would be identified as parking
area landscaping. In particular, the applicant is proposing an approximately 9 to 12 foot wide landscape
perimeter along SW Wilsonville Road and SW Kinsman Road. - The proposed landscaping strips/areas
provide screening from the public right-of-way. Staff finds that the applicant’s proposal meets this
requirement.-

2. Landscape tree planting areas shall be a minimum of eight (8) feet in width and
length and spaced every eight (8) parking spaces or an equivalent aggregated
amount.

a. Trees shall be planted in a ratio of one (1) tree per eight (8) parking spaces or
fraction thereof, except in parking areas of more than two hundred (200)
spaces where a ratio of one (1) tree per six (six) spaces shall be applied as
noted in subsection (.03)(B.)(3.). A landscape design that includes trees
planted in areas based on an aggregated number of parking spaces must
provide all area calculations.

C31. Because the applicant is proposing a two phase development with an intervening right-of-way it
is appropriate to review each phase separately. The applicant is proposing a total of two hundred thirty
four (234) parking spaces in Phase 1 and eighty-nine (89) parking spaces in Phase 2. Based upon this
requirement, the applicant is required to provide thirty-nine (39) trees for Phase 1 (234 parking spaces + 6
trees per space = 39 trees) and eleven (11) trees for Phase 2 (89 parking spaces + 8 trees per space = 11
trees). The applicant has provided a landscape plan for Phase 1 that proposes two hundred seventy (270)
trees in and around the proposed parking areas. The submitted application does not include a request for
Site Design Review; therefore, the applicant has not provided a detailed landscape plan for Phase 2. The
applicant has provided a landscape plan for Kinsman Road, which identifies approximately ten (10) street
trees as well as approximately eleven (11) existing street trees on the northern edge of Parcel 1/Phase 2.
The applicant will be required to submit a detailed landscape plan for Phase 2 at the time of Site Design
Review. This provision is therefore satisfied

3. Due to their large amount of impervious surface, new development with parking
areas of more than two hundred (200) spaces that are located in any zone, and that
may be viewed from the public right of way, shall be landscaped to the following
additional standards:

a. One (1) trees shall be planted per six (6) parking spaces or fraction thereof. At
least twenty-five percent (25%) of the required trees must be planted in the
interior of the parking area.

b. Required trees may be planted within the parking area or the perimeter,
provided that a minimum of forty percent (40%) of the canopy dripline of
mature Dperimeter trees can be expected to shade or overlap the parking area.
Shading shall be determined based on shadows cast on the summer solstice.

C32. The applicant is proposing a total of two hundred thirty four (234) parking spaces in Phase 1. Based
upon this requirement, the applicant is required to provide thirty-nine (39) trees for Phase 1 (234 parking
spaces + 6 trees per space = 39 trees). Pursuant to this provision at least ten (10) trees (39 required trees *
25% = 10) must be planted in the interior of the parking area. The applicant has not provided summary
findings relative to this provision, however, the applicant has provided a landscape plan that proposes two
hundred seventy (270) trees in and around the proposed parking areas. Approximately thirty (38) of those
trees are within landscape islands thereby exceeding the ten (10) plant minimum.
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c. Al parking lots in excess of two hundred (200) parking spaces shall provide an
internal pedestrian walkway for every six (6) parking aisles. Minimum
walkway clearance shall be at least six (6) feet in width. Walkways shall be
designed to provide pedestrian access to parking areas in order to minimize
pedestrian travel among vehicles. Walkways shall be designed to channel
pedestrians to the front entrance of the building.

C33.  While the applicant is proposing a total of two hundred thirty four (234) parking spaces in Phase
1, the parking areas are not designed as parking aisles but rather perimeter style parking. The applicant is
proposing several accessible routes as demonstrated by Keynote #9 on Sheet Al.1 (See Exhibit B2 —
Sheet Al.1, Site Plan). It is the professional opinion of Staff that the submitted site plan provides for
pedestrian access that channels pedestrians to the front entrance of each building. Condition of approval
PDC4 will require that the applicant stripe proposed walkways to alert motorists to pedestrian crossing.
This provision is therefore satisfied.

d. Al parking lots viewed from the public vight of way shall have a minimum
twelve (12) foot landscaped buffer extending from the edge of the property line
at the right of way to the edge of the parking area. Buffer landscaping shall
meet the low screen standard of 4.176(.02)(D) except that trees, groundcovers
and shrubs shall be grouped to provide visual interest and to create view
openings no morve than ten (10) feet in length and provided every forty (40)
feet. Notwithstanding this requirement, view of parking area that is
unscreened from the right of way due to slope or topography shall require an
increased landscaping standard under 4.176(.02) in order to buffer and soften
the view of vehicles as much as possible. For purposes of this section, "view
from the public right of way" is intended to mean the view from the sidewalk
directly across the street from the site, or if no sidewalk, from the opposite side
of the adjacent street or road.

C34. The subject site fronts on SW Wilsonville. Road and includes right-of-way dedication for
Kinsman Road. Based upon the proposed layouts proposed Parcels 1 and 2 will be viewed from both
rights-of-ways. The applicant has provided written findings that, “The parking lot has a perimeter
landscape area 12 feet in width...” Staff notes that both parcels include a meandered sidewalk on both
sides of the Kinsman Road right-of-way to create interest. The effect of the meandering sidewalk is also
a meandering of the landscape. While the landscape strip might not be twelve (12) uninterrupted feet the
total area exceeds the minimum requirement in many areas. It is not clear at what point the parking lot
for Phase 2 will be constructed. Sheet L1.0 — Landscape Plan includes Red Sunset Maple and rough
seeded lawn “until future development”. Condition of approval PDB12 will require that the applicant
provide a row of bushes immediately adjacent to the parking lot and similar to Phase 1 (For Phase 1, the
applicant is proposing a continuous hedge of Otto Luyken and Escallonia as well as Red Sunset Maple.).
Shrubs must be consistent with the low screen standard of 4.176(.02)(D).

e. Where topography and slope condition permit, the landscape buffer shall
integrate parking lot storm water treatment in bioswales and related plantings.
Use of berms or drainage swales are allowed provided that planting areas with
lower grade are constructed so that they are protected from vehicle maneuvers.
Drainage swales shall be constructed to Public Works Standards.
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C35. The submitted plans, in particular Sheet 1.1.0 — Landscape Plan, provides for a “Streetscape
Water Quality Swale.” The side is graded such that the applicant can include a water quality swale
between the travel land and the sidewalk. Conditions of approval PFC1, PFC11 and NRC7 will ensure
that the swale meets Public Works Standards. This provision is therefore satisfied.

f- In addition to the application requirements of section 4.035(.04)(6)(d), where
view of signs is pertinent to landscape design, any approved or planned sign
plan shall accompany the application for landscape design approval.

C36. The applicant’s submittal includes a request for Master Sign Plan approval. The submitted
Landscape Plan demonstrates the placement of the “project entry signage” for Phase 1 as it relates to
proposed landscaping. The submitted plans do not include a request for Site Design Review for Phase 2
(Parcel 1); therefore, placement of the proposed sign will likely occur prior to development of Phase 2.
Condition of approval PDE5 will require that the applicant submit a landscape plan for the area
immediately surrounding the sign for Phase 2.

4. Be designed for safe and convenient access that meets ADA and ODOT standavrds.
All parking areas which contain ten (10) or more parking spaces, shall for every
fifty (50) standard spaces:, provide one ADA-accessible parking space that is
constructed to building code standards, Wilsonville Code 9.000.

C37. The applicant is proposing a total of two hundred thirty four (234) spaces in Phase-1 and eight-
nine (89) spaces in Phase 2. Based upon this provision the applicant is required to provide five (5) ADA-
accessible parking spaces for Phase 1 and two (2) for Phase 2. The applicant is proposing twelve (12) for
Phase 1 and four (4) for Phase 2 thereby exceeding the minimum requirement. This provision is
_ therefore satisfied

5. Where possible, parking areas shall be designed to connect with parking areas on
adjacent sites so as to eliminate the necessity of utilizing the public street for
multiple accesses or cross movements. In addition, on-site parking shall be
designed for efficient on-site circulation and parking.

1

C38. The proposal is for a multi-building, multi-phase development. While shared parking cannot be
achieved between phases due to the presence of the Kinsman Road right-of-way, the proposal does
include plans for shared parking among buildings. Condition of approval PDB17 will require that the
applicant demonstrate proof of shared parking prior to final plat approval for the partition.

6. In all multi-family dwelling developments, there shall be sufficient areas
established to provide for parking and storage of motorcycles, mopeds and bicycles.
Such areas shall be clearly defined and reserved for the exclusive use of these
vehicles. .

C39. The proposal is for the development of an industrial/office/flex use project not multi-family
dwelling development. This provision is therefore not applicable.
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7. On-street parking spaces, directly adjoining and on the same side of the street as
the subject property, may be counted towards meeting the minimum off-street
parking standavrds.

C40.

Access to the site will ultimately be from SW Wilsonville Road, which is identified is the

Transportation System Plan (TSP) as a Major Arterial with no on-street parking. The proposal also
includes plans for the extension of Kinsman Road. Kinsman Road is identified in the TSP as Minor
Collector with the option of parking. The applicant is proposing a fifty (50) foot paved section which will
accommodate 8-foot parallel parking and 5-foot bike lanes on both sides as well as two 12-foot travel
lanes. While the street has been designed to include on-street parking the applicant has not specifically
requested to count it towards meeting the minimum off-street parking standards nor is it necessary. This
provision is therefore not applicable.

8.

Tables 5, below, shall be used to determine the minimum and maximum parking

standards for various land uses. The minimum number of required parking spaces
shown on Tables 5 shall be determined by rounding to the nearest whole parking

space.

For example, a use containing 500 square feet, in an area where the

standard is one space for each 400 square feet of floor area, is required to provide
one off-street parking space. If the same use contained more than 600 square feet,

a second parking space would be required.

TABLE 5: PARKING STANDARDS

USE

PARKING MINIMUMS

PARKING MAXTMUMS

BICYCLE MINIMUMS

e. Commercial

1. Retail store except snpermarkets and
stores selling bulky merchandise and
grocery stores 1500 sq. f. gross floor
area or less

B

3. Service or repatr shops

2. Commercial retail. 1501 sq. ft. or more 4.1 per 1000 sq. fi.

4.1 per 1000 sq. ft.

4.1 per 1000 sq. ft.

6.2 per 1000 sq. 1.

6.2 per 1000 sq. ft.

6.2 per 1000 sq. ft.

1 per 4000 sq. f.
Min. of 2

er HOUU sq. .
Min_ of 2

1 per 2000 sq. f.

4. Retail stores and outlets selling famiture,
automobiles or other bulky merchandise
where the operator can show the bulky

merchandise occupies the major areas of

. Office or flex space (except medical and
dental)

Bank with drive-thru

1.67 per 1000 sq. fi.

2.7 per 1000 gq. ft.

4.3 per 1000 5q. &

6.2 per 1000 sq. f.

4.1 per 1000 sq. &

1 per 8000 sq. f.
Min. of 2

6.5 per 1000 sq. ft.
6. Medical and dental office or 1 per 5000 sq. fi.
climic rea 3.9 per 1000 sq. ft. 5.9 per 1000 sq. ft. Min. of 2

7. Eating or drinking establishments

15.3 per 1000 sq. fr.

23 per 1000 sq. ft.

1 per 4000 sq. ft.

i chapels

Fast food (with drive.th) 9.9 per 1000 sq. £t. 14.9 per 1000 sq. . Min. of 4
s M ies 1 space/4 seats, or 8ft. of bench length No Limit Min of 2

£ Industrial

1 .M.-;nnfzchm'ng establishment

1.6 per 1000 sq. fl.

No Limit

1 per 10.000 sq. ft.
Min. of 6

2. Storage warehouse, wholesale

éstablishment, rail or trocking freight
A el

g Park & Ride or Transit Parking

"3 per 1000 sq. ft.

5 per 1000 sq. f1.

1.per20,000sq. 8.
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C41. Vehicular Parking:

a. Phase 1: Pursuant to Section 4.155(.02)D, when several uses occupy a single structure or
parcel of land, the total requirement for off-street parking shall be the sum of the
requirement when computed separately. Phase 1 will include four (4) industrial, office
and service/retail buildings at a total of 89,835 sq. ft. Included in that square footage is
70,731 sq. ft. of industrial, 10,290 sq. ft. of office and 8,814 sq. ft. of service/retail
commercial. As identified in Table 4 on page 79, the applicant is required to provide a
minimum of one hundred seventy seven (177) parking spaces with no maximum noted in.
industrial developments. As demonstrated in Table 4 the applicant is' proposing two
hundred thirty four (234) parking spaces. This provision is therefore satisfied.

b. Phase 2: Phase 2 includes a two-story, 21,700 square foot office building. As identified
in Table 4 on page 79, the applicant is required to provide a minimum of fifty nine (59)
parking spaces and a maximum of one hundred twenty eight (128) parking spaces. The
applicant is proposing eighty nine (89) parking spaces. This provision is therefore
satisfied

C42. Bicycle Parking:

a. Phase 1: Pursuant to Section 4.155(.02)D, when several uses occupy a single structure or
parcel of land, the total requirement shall be the sum of the requirement when computed
separately. Phase 1 will include four (4) industrial, office and service/retail buildings at
a total of 89,835 sq. ft. Included in that square footage is 70,731 sq. ft. of industrial,
10,290 sq. ft. of office and 8,814 sq. ft. of service/retail commercial. As identified in
Table 4 below, the applicant is required to provide ten (10) bicycle parking spaces. As
demonstrated in Table 4 on page 79 the applicant is proposing fourteen (14) bicycle
spaces thereby exceeding the required minimum. This provision is therefore satisfied.

b. Phase 2: Phase 2 includes a two-story, 21,700 square foot office building. As identified
in Table 4 on page 79, the applicant is required to provide a minimum of four (4) bicycle
parking spaces. As demonstrated in Table 4 the applicant is proposing five (5) bicycle
spaces thereby exceeding the required minimum. This provision is therefore satisfied.
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TABLE 4: PARKING STANDARDS

Parking Parking Bicycle Loading
. Mipipuyn__ _Ma_ximum Minimum Berths

i

Pxoject Total

*Calculation based upon square footage of each building.

Development Review Board, Panel A Staff Report - Exhibit Al Ape-S-2640 April 12, 2010
Wilsonville Road Business Park : : Page 79 of 130

Page 80 of 363



Request C — Stage 2 Final Development Plan

(.03) Minimum Off-Street Loading Requirements:
A. Every building that is erected or structurally altered to increase the floor area, and which will
require the receipt or distribution of materials or merchandise by truck or similar vehicle, shall
provide off-street loading berths on the basis of minimum requirements as follows:

1. Commercial, industrial, and public utility uses which have a gross floor area of
5,000 square feet or more, shall provide truck loading or unloading berths in
accordance with the following tables: '

Square feet of Number of Berths
Floor Area Required
Lessthan5000 | 0

2. Restaurants, office buildings, hotels, motels, hospitals and institutions, schools
and colleges, public buildings, recreation or entertainment facilities, and any
similar use which has a gross floor area of 30,000 square feet or more, shall
provide off-street truck loading or unloading berths in accordance with the

following table:
Square feet of Number of Berths
Floor Area Required

30,000 - 100,000
100,000 and over

N —

C43. Phase 1 will include four (4) industrial, office and service/retail buildings at a total of 89,835 sq.
ft. Buildings range in size from 17,160 square feet to 31,500 square feet. The applicant is required to
provide one (1) loading berth per building less than 30,000 sq. ft. and one (1) loading berth per building
between 30,000 sq. ft. and 100,000 sq. ft. Based upon these requirements of as they relate to the square
footage of each building, the applicant is required to provide five (5) loading berths. The applicant .s
proposing twenty-eight (28) loading berths thereby exceeding the required minimum. This provision is
therefore satisfied.

C44. Phase 2 includes a two-story, 21,700 square foot office building. As required by this provision,
based upon the square footage of the building, the applicant is not required to provide a loading berth for
Phase 2.

Section 4.172. Flood Plain Regulations.

(.01) Purpose:

A. To minimize public and private losses due to flood conditions in flood-prone areas.
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B. To regulate uses and alteration of land which would otherwise cause erosion,
decreased storm water storage capability, increased flood heights or velocities.

C. To require that uses vulnerable to floods, including facilities which serve such uses, be
protected against flood damage at the time of initial construction, alteration or
remodeling.

D. To restrict filling, grading, dredging, and other development which would increase
flood damage.

E. To prevent construction of flood barriers which would unnaturally divert flood waters
or increase flood hazards in other areas.

F. To properly regulate the 100-year flood plain identified by the Federal Insurance
Administration (FIA) in the "Flood Insurance Study for Clackamas County and
Incorporated Areas dated effective June 17, 20081, and displayed on FIA Floodway
and Flood Insurance Rate Maps dated effective June 17, 2008, which are on file with
the City’s Community Development Departinent.

G. To implement the policies of the Comprehensive Plan and to provide standards
consistent with - Wilsonville’s adopted Storm Drainage Master Plan.

H. To insure the City and its residents and businesses, continued eligibility in the National
Flood Insurance Program by complying with the requirements of the National Flood
Insurance Act of 1968 and the Flood Disaster Protection Act of 1973,

(:02) General Provisions Affecting Flood Plains:

A. This section shall apply to all flood plain areas in the City of Wilsonville identified by
the Flood Insurance Rate Map. No Building Permits or Construction Permits for
development within the flood plain shall be issued except in complmnce with the
provisions of the Section.

C45. A portion of the Seely Ditch runs along the west side of the subject site. Seely Ditch is identified
by the Flood Insurance Rate Map as a Floodway (See Exhibit A5 — Firmette, Panel 242 of 1175). The
applicant has provided summary findings that “There is a small area of 100-year floodplain as indicated
on FIRM map 242D, along Seeley Ditch at the west side of the site. The work in this area is limited to
removal of approximately 17 cubic yards of material for the stormwater outfall connection to the creek,
and landscaping for mitigation as described elsewhere in this narrative. For the purposes of this
application, the quantity is estimated at 25 cubic yards, and the volume calculation methodology is
indicated on the accompanying grading plan. Subsection .02 provides four items with which a proposal
must comply. These relate to construction materials and fill, none of which are proposed with this
application.” Staff finds that this provision relates to building and grading permits. Future construction
will be required to comply with these provisions. Condition of approval PDB14 will guarantee that
future building and grading permits meet the requirements of this section. The applicant shall provide full
calculations regarding cut and fill balancing and floodplain compensation with submittal of building
and/or grading permits. All calculations and details shall be provided at that time.

(.03) Development Permit Required:

A. A Development Permit shall be obtained before construction ov development, including
grading, begins within any area of special flood hazard. The Permit shall be for all
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structures including manufactured homes and for all development including fill and
other activities.

B. Outright Permitted Uses in the 100-year Flood Plain:
I Agricultural use that is conducted without a structure other than a boundary fence.

2. Recreational uses which would require only minor structures such as picnic tables
and barbecues.

3. Residential uses that do not contain buildings.
Underground utility facilities.

5. Repair, reconstruction or improvement of an existing structure, the cost of which is
less than 50 percent of the market value of the structure, as determined by the
City's Building Official, prior to the improvement or the damage requiving
reconstruction, provided no development occurs in the floodway.

C46. Based upon the submitted plans and narrative, Staff has determined that development within the
100-year floodplain will be limited to a stormwater outfall and landscape/mitigation plantings. These
uses are not permitted outright by this provision; therefore a Flood Plain Permit is required.

(.04) Uses within the 100-year Flood Plain requiring a Flood Plain Permit:

A. Any development except as specified in subsection (.03), above, that is otherwise

" permitted within the Zoning District provided such development is consistent with the
Flood Plain Standards.

B. All subdivisions and land partitions.

C. Installation of dikes to provide buildable or usable property, provided that said dikes do
not conflict with the policies of the Comprehensive Plan and this Section.

C47.  Staff concurs with the applicant’s findings that “any ‘development’ including grading is permitted
subject to the ‘Floodplain Standards’. Furthermore, the proposal includes a request for a partition of lands

that include areas within the 100-year Flood Plain. The proposal is therefore subject to the Flood Plain
Permit Review Process a detailed discussion of which can be found below.

(.06) Flood Plain Permit Review Process:

E. Any flood plain development proposed for property regulated under Section 4.140 shall
be considered by the Development Review Board and the Community Development
Director as part of the Planned Development Permit process.

C48.  The proposal is subject to the Flood Plain Permit Review Process as discussed above. The
subject site is also regulated by the Planned Development Regulations of Section 4.140; therefore, the
Flood Plain Permit must be reviewed as part of this application.

F. Submittal requirements.

I. A field survey in relation to mean sea level by a licensed surveyor or civil engineer
of the actual location of the 100-year flood plain, fringe, floodway and the lowest
habitable finished floor elevations, including basements, of all existing structures.
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C49. The applicant has submitted an Existing Conditions Plan and Preliminary Plat prepared by a
licensed surveyor. The Existing Conditions Plan and Preliminary Plat demonstrate the actual location of
the 100-year flood plain as well as existing features (See Exhibit B2 — Sheets C1.5 and C1.7). This
provision is therefore satisfied.

2. A Site Plan map showing all existing and proposed contours and development and
supplemented by a soils and hydrologic report sufficient to determine the net effect
of the proposed development on the flood plain elevations on the subject site and
adjacent properties. Proposed areas of cut or fill shall be clearly indicated.

C50. The applicant has submitted plans that demonstrate existing and proposed contours (See Exhibit
B2 — Sheets C1.5, C2.0, C2.1 and C2.2). This provision is therefore satisfied.

3. A soils stabilization plan for all cuts, fills and graded areas.

C51. The applicant has submitted a conceptual grading plan (See Exhibit B2 — Sheets C2.0, C2.1 and
C2.2). Condition of approval PDCS5 will require that the applicant submit a final soils stabilization plan
for all cuts, fills and graded areas prior to building and/or grading plan approval.

H. Monumentation and Recordation:

1. Prior to issuance of a Flood Plain Permit, the Community Development Director
shall cause the placement of an elevation marker, set at two (2) feet above the 100-
year flood elevation, on the subject property. The marker shall be properly
identified and permanently monumented in concrete.

2. A Site Plan or map showing the location and elevation of the monument shall be
submitted to and maintained on file by the Community Development Director.

C52. The applicant has not provided summary findings specific to this criteria. Condition of approval -
PDC6 will require that the applicant place an elevation marker, set at two (2) feet above the 100-year
flood elevation. Staff would recommend installing the marker within the stormwater facility walls within
Parcel 2 if final placement of the structure is at the appropriate elevation.

3. Prior to issuance of an Occupancy Permit, for any structure within the 100-year
flood plain, the Community Development Director shall insure by signature of a
licensed surveyor or civil engineer (elevation certificate) that the finished floor
elevation of commercial, industrial and public buildings are one and one-half (1-
1/2) feet above the 100-year flood elevation and that residential uses are two (2) feet
above the 100-year flood elevation. The finished floor elevation shall be in relation
to mean sea level, of the lowest floor (including basement) of all structures.

C53. Submitted plans demonstrate that with the exception of the stormwater facility, namely the

outfall, structures will be placed above the 100-year flood elevation. This provision is therefore not
applicable.
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(.07) General Standards:
A. Anchoring:

I All new construction and substantial improvements shall be anchored to prevent
flotation, collapse or lateral movement of the structure.

C54. Impacts to the flood plain are limited to a water quality swale, namely the outfall. With the
exception of water quality plantings, there will be no physical structures placed within the 100-year flood
plain. Matting shall be in place until such time as plantings have taken root. Matting must be anchored to

prevent flotation or movément. Condition of approval NRC3 will guarantee compliance with this
provision. A

B. Construction materials and methods:

1. All new construction and substantial improvements shall be constructed with ’
materials and utility equipment resistant to flood damage.

2. All new construction and substantial improvements shall be constructed using
methods and practices that minimize flood damage.

CS5S5.  The applicant has not provided summary findings specific to this criteria. Condition of approx;al
PDC7 will guarantee compliance with this provision.

C. Utilities:

1. All new replacement water supply systems shall be designed to minimize or
eliminate infiltration of flood waters into the system.

2. New and replacement sanitary sewage systems shall be designed to minimize or
eliminate infiltration of flood waters into the systems and discharge from the
systems into flood waters.

3. On-site waste disposal systems shall be located to avoid impairment to them or
contamination from them during flooding.

C56. The‘applicant has not provided summary findings specific to this criteria, however, the submitted
utility plans demonstrate that no new replacement water supply system, sanitary sewage system or waste

disposal system are proposed within the 100-year flood plain (See Exhibit B2, Sheets C3.0 through C3.2).
This provision is therefore not applicable.

D. Alteration of Watercourses:

I Provide description of the extent to which a watercourse will be altered or relocated
as a result of proposed development.

2. Notify adjacent communities and the Federal Emergency Management Agency,
Army Corps of Engineers, Department of Land Conservation and Development
and Department of State Lands prior to any alteration or relocation of a
watercourse, and submit evidence of such notification to the Federal Insurance

Administration.
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3. Require that maintenance is provided within the altered or relocated portion of said

watercourse so that the flood carrying capacity is not diminished. (Amended by
Ord. #316, 7/6/87).

C57.  The applicant has provided summary findings that “The quantity is estimated at 25 cubic yards,
and the volume calculation methodology is indicated on the accompanying grading plan.” Condition of
approval PDC8 will require that the applicant notify the Federal Emergency Management Agency, Army
Corps of Engineers, Department of Land Conservation and Development and Department of State Lands
prior to any alteration or relocation of a watercourse, and submit evidence of such notification to the
Federal Insurance Administration.

F. Nonresidential Construction:

L. New construction and substantial improvement of any commercial, industrial or
other nonresidential structure shall either have the lowest finished floor, including
basement, elevated one and one-half (I-1/2) feet above the 100-year flood elevation;
or, together with attendant utility and sanitary facilities, shall:

a.

b.

Be floodproofed so that below the base flood level the structure is water-tight
with walls substantially impermeable to the passage of water.

Have structural components capable of resisting hydrostatic and hydrodynamic
loads and effects of buoyancy.

Be certified by a registered professional engineer or architect that the
standards of this subsection are satisfied. Floodproofing certifications are
required to be provided to the Community Development Director.
Nonvesidential structures that are elevated, not flood-proofed, must meet the

same standards for space below the lowest floor as prescribed for residential
construction, above.

Applicants floodproofing nonresidential buildings shall be notified that flood
insurance premiums will be based on rates that are one foot below the flood-
proofed level (e.g., a building constructed to the base flood level will be rated as
one foot below that level).

C58.  While the proposal includes plans for nonresidential construction, the submitted plans
demonstrate that proposed buildings will be outside the 100-year flood plain; therefore this provision is

" not applicable.

H. Floodways:

. Located within the flood plain - are areas designated as floodways. Since the
floodway is an extremely hazardous area due to the velocity of flood waters which
carry debris, potential projectiles, and erosion potential, the following provisions

apply: ‘

a. Encroachments, including fill in any new development or substantial
improvements, shall be prohibited unless certification by a registered
professional engineer is provided, demonstrating that encroachments shall not
result in any increase flood levels during the occurrence of the 100-year flood
discharge.
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C59. The applicant has provided summary findings that “a *hydrological report’ is not included due to
the small amount of material removal and resulting small increase in floodplain capacity in the area.”
Condition of approval PDC9 will require that the applicant submit certification by a registered
professional engineer that the water quality swale will not result in any increase flood levels during the
occurrence of the 100-year flood discharge.

b. All development shall comply with all applicable flood plain standards of
Section 4.172.

C60. A detailed discussion of the applicable flood plain standards can be found in Section 4.172 of this
report beginning on page 80.

c. All buildings designed for human habitation and/or occupancy shall 'be
prohibited within the floodway.

C61. While the proposal includes plans for nonresidential construction, the submitted plans

demonstrate that proposed buildings will be outside the 100-year flood plain; therefore this.provision is
not applicable.

Section 4.175: Public Safety and Crime Prevention

(.01) All developments shall be designed to deter crime and insure public safety.

C62. Staff concurs with the applicant’s findings that “The provisions of this code section are addressed
by the lighting of interior areas, appropriate graphic display of building identification and by the site
design which provides an open circulation system. In addition, the site plan avoids a potential crime area
by moving the southerly industrial building as close as practical to the south property line, as addressed in
the waiver discussion in this narrative.” This provision is therefore satisfied.

((02) Addressing and directional signing shall be designed to assure identification of all
buildings and structures by emergency response personnel, as well as the general public.

C63. The proposal includes a full complement of building signage. Staff finds that the buildings will
be clearly addressed for easy identification. Directional signing will also be provided as determined

appropriate to assure identification by emergency response personnel, as well as the general public. This
provision is therefore satisfied.

(.03)  Areas vulnerable to crime shall be designed to allow surveillance. Parking and loading
areas shall be designed for access by police in the course of routine patrol duties.

C64. With the exception of the southern most extent of the project site, the design of the site provides
view corridors around each building. In addition, the applicant has oriented all loading areas to the center
of the project on axis with the site entrance from Kinsman Road providing good site surveillance for the
loading docks. The applicant has provided summary findings that “the site plan avoids a potential crime
area by moving the southerly industrial building as close as practical to the south property line.” Staff
concurs with the applicant’s statement and finds this provision to be satisfied.
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(.04)  Exterior lighting shall be designed and oriented to discourage crime.

C65. The applicant has provided summary findings that “The provisions of this code section are
addressed by the lighting of interior areas.” A detailed discussion on outdoor lighting can be found on
page 99.

Section 4.176: Landscaping. Screening, and Buffering

(.01) Purpose

C66. The purpose of the landscaping and screening standards is to mitigate the loss of native
vegetation, establish and enhance visual character which recognizes aesthetics and safety issues, and to
promote compatibility between land uses by reducing the visual, noise, and lighting impacts of specific
development on users of the site and abutting sites or uses. While the applicant is providing the required
amount of landscaping. It is important to note that the applicant is also providing landscaping in the form
of mitigation which is required as a result of a tree cutting violation by the prior owner of the site. It is
also important to note that the proposal is for a two (2) phase development. The proposal includes a
request for Site Design Review for Phase 1 (Parcel 2) only. Based upon the two (2) phase development
each landscaping provision will be discussed by phase.

(.02) Landscaping and Screening Standards
C. General Landscaping Standard.
1. Intent(...)
2. Required Materials. Shrubs and trees, other than street trees, may be grouped.
Ground cover plants must fully cover the remainder of the landscaped area (see Figure
21: General Landscaping). The General Landscaping Standard has two different
requireinents for trees and shrubs:
a. Where the landscaped area is less than 30 feet deep, one tree is required for every
30 linear feet.
b. Where the landscaped area is 30 feet deep or greater, one tree is required for every
800 square feet and two high shrubs or three low shrubs are required for every 400
square feet.

C67. Phase 1: The General Landscaping Standard is intended to be utilized in areas that are generally
open. Phase 1 does not include large areas that are generally open. Proposed plantings for Phase 1 are
typically in the form of landscape islands and buffer plantings, a detailed discussion of which can be
found below.

C68.  Phase 2: The General Landscaping Standard is intended to be utilized in areas that are generally
open. With the exception of proposed mitigation plantings and water quality swale, a detailed review of
landscaping for Phase 2 will occur with Site Design Review. Because the site will remain vacant for a
time uncertain Staff is concerned about the state of Phase 2. When considered the anticipated site
improvements for Phase 2 the planting areas may be less than thirty (30) feet and not subject to this
condition, however, in its current state Phase 2 will include approximately 2 acres of open space. The
applicant is proposing to maintain existing field grass, install mitigation plantings and a water quality
swale. When reviewed against the General Landscaping Standards, the applicant is required to provide
112 trees and 446 tall shrubs or 670 low shrubs. The applicant is proposing to install 77 trees and 600
shrubs (see table below). In order to meet-the requirements of the General Landscaping Standards while
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respecting anticipated site improvements, Staff is recommending that the applicant provide additional
plantings along the north edge of Phase 2 (Parcel 1), immediately south of the existing sidewalk, as well
as additional shrubs along the east edge of Phase 2, specifically the applicant is required to provide 35
additional frees and 70 additional shrubs pursuant to the General Landscape Standards. Staff
recommends that the applicant maintain consistency with the Low Screen Landscape Standards of Section
4.176(.02)D to reduce redundant plantings with the development of Phase 2. Condition of Approval
PDB12 will guarantee compliance with this provision. It should be noted that Based upon a recent site
visit, Staff notes that there are some existing shrubs planted on the north edge of Phase 2 (Parcel 1)
immediately south of the existing sidewalk. The applicant is permitted to utilize those plantings to meet
Condition of Approval PDB12; however, the applicant is not required to maintain such plantings as they
were not a part of a previously approved landscape plan.

PhaseII | 205 | 89208 | 112 | 446 670
Proposed 77 600
Difference 35 _ 70

D. Low Screen Landscaping Standard

C69. The intent of the Low Screen Landscaping Standard is to provide a landscape treatment that uses
a combination of distance and screening to separate uses or developments. This standard is intended to be
applied in situations where low screening is adequate to soften the impact of one use or development on
another, or where visibility between areas is more important than a total visual screen. The applicant is
utilizing distance as a means of buffering Phase 1 (Parcel 2) from both the SW Wilsonville Road and the
SW Kinsman Road rights-of-way. In particular, the Low Screen Landscape Standard requires low shrubs
to form a continuous screen three (3) feet high and 95% opaque, year-round. In addition, one tree is
required for every 30 linear feet of landscaped area, or as otherwise required to provide a tree canopy over
the landscaped area. Ground cover plants must fully cover the remainder of the landscaped area. The
applicant is proposing a primary hedge of Escallonia ‘Pink Princess’ and Otto Luyken Laurel along both
the north (Wilsonville Road) and west (Kinsman) property lines with additional grass accents of
Miscanthus and Hamelin Pennisetum grasses along the north (Wilsonville Road) property line. The
applicant is also proposing to install a row of Red Sunset Maples along both the north and west property
lines at 30 feet on center. The proposed shrubs and trees are consistent with the Low Screen Landscape
Standard, however, it is not clear whether or not ground cover is proposed for the remainder of the

landscaped areas. Condition of approval PDC10 will guarantee compliance with the purpose of the
landscaping and screening standards.

C70. The applicant is also proposing to utilize the Low Screen Landscaping Standards along the east
property line to buffer Phase 1 (Parcel 2) from the railroad right-of-way. The applicant is proposing a
hedge of Compact Strawberry Madrone with Red Oaks. Staff notes that the proposed plantings are within
an existing 25-foot BPA Transmission'Line Easement. Based upon Staff’s previous experience with BPA
easements, Staff has concern that the Bonneville Power Administration (BPA) will not permit such
plantings, in particular the Red Oak. Condition of approval PDB15 will require that the applicant obtain
"BPA approval for all development within the easement. Conditions of Approval PDB15 will allow for
modification of the landscaping along the east property line if determined necessary by the BPA. Should
the applicant not be permitted to plant Red Oaks along the east property line, Staff would recommend that
the applicant install a hedge consistent with the High Screen landscaping Standard of Section
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4.176(.02)E. and eliminate proposed trees.

E. High Screen Landscaping Standard.

1. Intent. The High Screen Landscaping Standard is a landscape treatment that
relies primarily on screening to separate uses or developments. It is intended to be
applied in situations where visual separation is required.

2. Required materials. The High Screen Landscaping Standard requires sufficient
high shrubs to form a continuous screen at least six (6) feet high and 95% opaque,
year-round. In addition, one tree is required for every 30 linear feet of landscaped
area, or as otherwise required to provide a tree canopy over the landscaped area.
Ground cover plants must fully cover the remainder of the landscaped area. A six
(6) foot high masonry wall or a berm may be substituted for the shrubs, but the
trees and ground cover plants are still required. When applied along street lot
lines, the screen or wall is to be placed along the interior side of the landscaped
area. (See Figure 23: High Screen Landscaping).

C71. The applicant is requesting a waiver to the south property line, a detailed discussion of which can
be found in Request G beginning on Page 129. The reduce setback thereby decreases the available
landscape buffer between the proposed development and the south property line. To mitigate the reduced
setback, Staff is recommending a landscape buffer along the southern edge of Phase 1 (Parcel 2)consistent
with the High Screen Landscape Standard. The current proposal includes plans for a hedge of Pacific
Wax Myrtle and Compact Strawberry Madrone with groupings of Bowhall Columnar Maple, Vine Maple
and Hogan Cedar. While the Pacific Wax Myrtle meets the requirements for the High Screen Landscape
Standard, Staff does not believe the Compact Strawberry Madrone will reach the desired effect within
three (3) years as required by Section 4.176(.06)A. Condition of Approval PDC11 will require that the
applicant provide plantings that will form a continuous screen at least six (6) feet high and 95% opaque,
year-round. ‘

(-03) Landscape Area

C72.  This section requires that not less than 15% of the total lot area be landscaped with plants. The
applicant has provided summary findings that “The site development data included with the plan set
shows that over the minimum 15% landscaped area is provided, which is consistent with Section 4.176.
The parking lot area landscaping requirement (10% minimum) is included within the 15% lot coverage.”
In addition to summary findings, Sheet A0.1-DR, includes site data to demonstrate that approximately
17.8% of Phase 1 will be landscaped and approximately 49% of Phase 2 will be landscaped at anticipated
build out. Based upon Staff’s calculation, the applicant is proposing 15% landscape area for Phase 1 and
49% landscape are for Phase 2 (See Tables 6 through 8 below). It should be noted that the applicant’s
calculations are based upon net landscape area (after right-of-way dedication) and per phase. When
reviewing the proposal as a whole Staff has determined that the applicant is proposing a total of 18%
landscaping for the project (See Table 8 below). Based upon these findings, the applicant meets the
required landscape area from either a net per phase perspective or a project/gross area perspective. This
standard is therefore satisfied.
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Size (Sq. Size (Acres) % of To{s:\T
Ft.) Site
Building 1 17,160 0.39
Building 2 17,550 0.40
Building 3 23,625 0.54
Building 4 31500 0.72
Building Footprint 89,835 2.06 34%,
Parking & Walks 135,658 3 51%
Landscape area 40,095 0.92 15%

rix NETER

[
b
&

Area % of Total
. Site
Building Footprint 11,966 0.27 13%
Parking & Walks 33,540 0.77 38%
Landscape area 43,729 49%

% of Total
Ft.) Site

Building Footprint

Phase 1 Total 89,835 2.06 19%

Phase 2 Total | 11,966 0.27 3%
Parking & Walks

Phase 1 Total 135,658 3.11 29%

Phase 2 Total 33,540 0.77 T%
Landscape area

Phase 1 Total 40,095 - 0.92,

Phase 2 Total | 43,729 1.00

Project Total 83,824 2 18%
Kinsman ROW Dedicatio 28,941 066 6%

(.04) Buffering and Screening

C73. The Buffering and Screening section requires that all intensive developments be screened and
buffered from less intensive developments and that roof and ground mounted HVAC equipment and
outdoor storage areas be adequately screened from off-site view. The applicant has not provided specific
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summary findings for this section. According to the submitted drawings the roof line is varied to provide
character and also breakup the overall length of the building. It is the professional opinion of Staff that
much of the mechanical equipment will be screened by the roofline, i.e. the false front Condition of
approval PDC12 will ensure sufficient screening.

(.06) Plant Materials.

C74.  Shrubs - This code sections specifies the size of plant material required for new development as
well as standards related to species selection, and growth rate. Shrubs are required to be equal or better
than two-gallon containers, and shall have a 10"-12" spread. Sheets L1.0 and LM 1.0 provide a summary
of proposed plants. With the exception of the omamental grasses and rhododendron, the applicant is
proposing two-gallon containers. The code is particularly silent when it comes to the subject of
ornamental grasses. The applicant is proposing one-gallon containers. It is the professional opinion of
Staff that a one-gallon ornamental grass will be of sufficient size at maturity. Condition of approval
PDC13 will guarantee that all shrubs meet the code requirements.

C75. Ground cover - Ground covers in one gallon containers are to be planted on 4' centers minimum,
4" pots are to be spaced at 2' centers, 2 %" pots are to be spaced at 18" centers. All ground covers are to
be planted at a density so as to cover 80% of the planting area within 3-years of planting. Sheets L1.0 and
LM1.0 provides a summary of proposed plants. The applicant is proposing one (1) gallon pots which are
generally equal to an approximately 6” pot; therefore, this provision is satisfied. Condition of approval
PDC13 will guarantee that all ground cover meets the code requirements.

C76. Trees are required to be well-branched and typical of their type as described in current American
Association of Nurserymen (AAN) Standards and shall be balled and burlapped. The trees shall be
grouped as follows:

1. Primary trees which define, outline or enclose major spaces, shall be a minimum of 2"
caliper.

2. Secondary trees which define, outline or enclose interior areas shall be a minimum of 1-3/4"
to 2" caliper.

3. Accent trees which, are used to add color, variation and accent to architectural features, shall
be 1-3/4" minimum caliper. 4. Large conifer trees shall be installed at a minimum height of
eight feet.

5. Medium-sized conifers shall be installed at a minimum height of five to six feet.

Shéets L1.0 and LM1.0 provides a summary of proposed plants. Sfaff notes that several of the plants
proposed for Parcel 1, Phase 2 are 1” caliper. Condition of approval PDC13 will require that the trees be
sized to meet the aforementloned requirements.

(.07) Installation and Maintenance.

C77. Plant materials, once approved by the DRB, shall be installed to current industry standards and
shall be properly staked to assure survival. Support devices (guy wires, etc.) shall not be allowed to
interfere with normal pedestrian or vehicular movement. Maintenance of landscaped areas is the on-going
responsibility of the property owner. Any landscaping installed to meet the requirements of this Code, or
any condition of approval established by City decision-making body acting on an application, shall be
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continuously maintained in a healthy, vital and acceptable manner. Plants that die are to be replaced in
kind, within one growing season, unless the City approves appropriate substitute species. Failure to
maintain landscaping as required in this subsection shall constitute a violation of the City Code for which
appropriate legal remedies, including the revocation of any applicable land development permits, may
result.  Staff notes that the applicant has not provided an irrigation plan. Condition of approval PDC14.
will require that the applicant submit a Final Landscape Plan including an Irrigation Plan through a Class

I Administrative Review. X

(.08) Landscaping on Corner Lots

C78. The proposal includes a partition and dedication of right-of-way (SW Kinsman Road). The
dedication of the right-of-way is such that proposed parcels 1 and 2 become by definition “corner lot(s)”;
therefore, this provision is applicable. Proposed parcels will be required to meet the vision clearance
requirements of Section 4.177. The Engineering Division, however, will examine vision clearance issues
in more detail in the Public Works Permit. Condition of approval PDB2 will guarantee compliance with
this provision.

(.10) Completion of Landscaping.

C79. The applicant’s submittal documents do not specify whether a deferment of the installation of the
proposed planting plan is requested. The applicant/owner will be required to post a bond or other security
acceptable to the Community Development Director for the installation of the approved landscaping,
should the approved landscaping not be installed at the time of final occupancy of the proposed building.
Condition of approval PDC15 will guarantee compliance with this provision.

Section 4.177. Street Improvement Standards.

(.01) Except as specifically approved by the Development Review Board -, all street and access
improvements shall conform to the Transportation Systems Plan and the Public Works
Standards, together with the following standards:

A. All street improvements and intersections shall conform to the Public Works Standards
and shall provide for the continuation of streets through specific developments to
adjoining properties or subdivisions.

C80. The subject site fronts on SW Wilsonville Road, which is identified in the Transportation System
Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW Wilsonville Road is
improved to current TSP and Public Works standards; therefore, additional improvements are not
warranted. ‘

C81. The subject site is also identified in the TSP as the location for the Kinsman Road extension
project (Project C-14). Kinsman Road is identified in the TSP as a Minor Collector with the option of
parking. Kinsman Road is also identified in the Bicycle and Pedestrian Master Plan as a proposed
Community Walkway and Bikeway. In particular it is identified as Project C21, the Water Treatment
Plant connection. According to the Bicycle and Pedestrian Master Plan, “This project will extend the
existing off-street path leading from the Water Treatment Plant to the ‘T’ intersection of Kinsman and
Wilsonviile Road. (It will) Provide(s) greater connectivity from homes and business north of Wilsonville
Road to the Water Treatment Plant and the proposed regional Waterfront Trail.” Pursuant to the TSP,
Minor Collectors with on-street parking are required to provide a 69-73 foot right-of-way which includes
a 5-foot sidewalk, 6.5-foot planter strip, 8-foot parallel parking, 5-foot bike lane and 12-foot travel lane
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on each side. The applicant is proposing a 73-foot right-of-way that will extend from the existing traffic
signal at SW Wilsonville Road to the south property line. The 73-foot right-of-way will include a fifty
(50) foot paved section which will accommodate 8-foot parallel parking lanes and 5-foot bike lanes on
both sides as well as two 12-foot travel lanes. The applicant is proposing a 6-foot meandered sidewalk
that will jog in and out of the public right-of-way. Conditions of approval PDC16 and PFF4 will require
that the applicant provide a public sidewalk easement to accommodate those sections of the proposed
sidewalk outside the public right-of-way. Condition of approval PFC1 as well as review of construction
documents through a Public Works Permit will guarantee compliance with Public Works Standards.

B. All streets shall be developed with curbs, utility strips and sidewalks on both sides; or a
sidewalk on one side and a bike path on the other side.

1. Within a Planned Development the Development Review Board may approve a
sidewalk on only one side. If the sidewalk is permitted on just one side of the street,
the owners will be required to sign an agreement to an assessment in the future to
construct the other sidewalk if the City Council decides it is necessary.

C82. As indicated previously, the subject site fronts on SW Wilsonville Road, which is identified in the
Transportation System Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW
Wilsonville Road is improved to current TSP and Public Works standards; therefore, additional
improvements are not warranted. The subject site is also identified in the TSP as the location for the
Kinsman Road extension project (Project C-14). Kinsman Road is identified in the TSP as a Minor
Collector with the option of parking. Kinsman Road is also identified in the Bicycle and Pedestrian
Master Plan as a proposed Community Walkway and Bikeway. In particular it is identified as Project
C21, the Water Treatment Plant connection. According to the Bicycle and Pedestrian Master Plan, “This
project will extend the existing off-street path leading from the Water Treatment Plant to the ‘T’
intersection of Kinsman and Wilsonville Road. (It will) Provide(s) greater connectivity from homes and
business north of Wilsonville Road te the Water Treatment Plant and the proposed regional Waterfront
Trail.” Pursuant to the TSP, Minor Collectors with on-street parking are required to provide a 69-73 foot
right-of-way which includes a 5-foot sidewalk, 6.5-foot planter strip, 8-foot parallel parking, 5-foot bike
lane and 12-foot travel lane on each side. The applicant is proposing a 73-foot right-of-way that will
extend from the existing traffic signal at SW Wilsonville Road to the south property line. The 73-foot
right-of-way will include a fifty (50) foot paved section which will accommodate 8-foot parallel parking
lanes and 5-foot bike lanes on both sides as well as two 12-foot travel lanes. The applicant is proposing a
6-foot meandered sidewalk that will jog in and out of the public right-of-way. Conditions of approval
PDC16 and PFF4 will require that the applicant provide a public sidewalk easement to accommodate
those sections of the proposed sidewalk outside the public right-of-way.

C. Rights-of-way.

1. Prior to issuance of a Certificate of Occupancy Building permits ov as a part of the
recordation of a final plat, the City shall require dedication of rights-of-way in
accordance with the Street System Master Transportation Systems Plan. All
dedications shall be recorded with the County Assessor's Office.

C83.  As indicated previously, the subject site fronts on SW Wilsonville Road, which is identified in the
Transportation System Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW
Wilsonville Road is improved to current TSP and Public Works standards; therefore, additional
improvements and/or right-of-way are not warranted. The subject site is also identified in the TSP as the
location for the Kinsman Road extension project (Project C-14). Kinsman Road is identified in the TSP
as a Minor Collector with the option of parking. Kinsman Road is also identified in the Bicycle and
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Pedestrian Master Plan as a proposed Community Walkway and Bikeway thereby requiring a 69-73 foot
right-of-way. The applicant submittal includes plans for a two-parcel partition and right-of-way
dedication. Dedication of the Kinsman Road right-of-way will occur with the recordation of the final
plat. A detailed discussion on the preliminary plat can be found in Request F beginning on Page 119 of
this report.

2. The City shall also require a waiver of remonstrance against formation of a local
improvement district, and all non-remonstrances shall be recorded in the County
Recorder’s Office as well as the City's Lien Docket, prior to issuance of a
Certificate of Occupancy Building Permit or as a part of the recordation of a final
plat.

C84. Proposed rights-of-way are shown on the submitted plans (See Exhibit B2). Rights-of-way will
be dedicated through the final plat. Condition of Approval PDC17 will require that the Applicant/Owner
waive the right of remonstrance against any local improvement district that may be formed to provide
public improvements to serve the subject site. A waiver of right to remonstrance shall be submitted to the
City Attorney prior to final plat approval.

3. In order to allow for potential future widening, a special setback requirement shall
be maintained adjacent to all arterial streets. The minimum setback shall be 55 feet

from the centerline or 25 feet from the right-of-way designated on the Master Plan,
whichever is greater. '

C85. The subject site fronts on SW Wilsonville Road, which is identified in the Transportation System
Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW Wilsonville Road is
improved to current TSP and Public Works standards; therefore, additional improvements and/or right-of-
way dedication are not warranted. It should be noted that the proposed parking area is setback
approximately 60 feet from the centerline and 14.5 feet from the right-of-way line. This exceeds the
required minimum,; therefore, this provision is satisfied.

D. Dead-end Streets. New dead-end streets or cul-de-sacs shall not exceed 200 feet in
length, unless the adjoining land contains barriers such as existing buildings, railroads
or freeways, or environmental constraints such as steep slopes, or major streams or
rivers, that prevent future street extension and connection. A central landscaped
island with rainwater management and infiltration are encouraged in cul-de-sac
design. No more than 25 dwelling units shall take access to a new dead-end or cul-de-
sac street unless it is determined that the traffic impacts on adjacent streets will not
exceed those from a development of 25 or fewer units. All other dimensional standards
of dead-end streets shall be governed by the Public Works Standards. [Amended by
Ord. # 674 11/16/09]

C86. The proposal includes plans for the construction of Kinsman Road from the existing intersection
with Wilsonville Road to the south property line. The road will terminate at the south property line until
further development occurs. Condition of approval PFC32 will guarantee that the Applicant/Owner erect
a barricade with warning signage alerting the public to the terminus.
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E. Access drives and travel lanes.
C87. The applicant has not provided findings specific to this provision, however, Staff finds that the
proposal includes plans for a coordinate circulation system from the public right-of-way through the site.
The proposed access has been reviewed by the City’s Traffic Consultant, DKS and Associates, a detailed
discussion of which can be found in Finding B35 and the traffic study (Exhibit C1). Condition of
approval PFC1 will guarantee that access drives connected to the public right-of-way are in conformance
to the Public Works Standards.

F. Corner or clear vision arvea.

C88. Clear vision areas and vertical clearance will be reviewed by the City Engineering Division at the
time of Public Works permitting to assure compliance with the Section 4.177 (see conditions PDB2 and
PFC4.g.).

G. Vertical clearance - a minimum clearance of 12 feet above the pavement surface shall
be maintained over all streets and access drives.

C89. Based upon the submitted plans, because the applicant is not proposing any archways or covered
driveways, Staff has no reason to believe that a minimum clearance of 12 feet above the pavement surface
can be maintained over all streets and access drives. Pursuant to Section 4.176(.07) maintenance of
landscaped areas will be the on-going responsibility of the property owner.

H. Interim improvement standard. It is anticipated that all existing streets, except those in
new subdivisions, will require complete reconstruction to support urban level traffic
volumes. However, in most cases, existing and short-term projected traffic volumes do
not warrant improvements to full Master Plan standards. Therefore, unless otherwise
specified by the Planning Commission, the following interim standards shall apply.

C90. As indicated previously the subject site fronts on SW Wilsonville Road which is improved to
current standards and does not warrant further construction. The subject site is also identified in the TSP
as the location for the Kinsman Road extension project (Project C-14). The submitted plan set includes
plan and profile sections of proposed right-of-way improvements. The proposal does not include a
request for interim improvements. Furthermore, the submitted plans demonstrate the applicant’s intent to
provide full street construction. This provision is therefore not applicable.

Section 4.178 Sidewalk an Pathway Standavds

(01)  Sidewalks

C91. Al sidewalks are required to be a minimum of five (5) feet in width, except where the walk is
adjacent to a commercial storefront where they shall be increased to a minimum of ten (10) feet in width.
This provision is intended to work with the minimum setbacks of the commercial zone wherein public
storefronts are encouraged to be adjacent to the public right-of-way. While the proposed development is
by definition an industrial development, the Planned Development Industrial (PDI) zone allows for up to
20,000 square feet of commercial development. Sheet Al.1l provides a site plan outlining proposed uses
for individual buildings within the project. The west end of proposed Building 1 of Phase 1 and the east
end of proposed Building 2 of Phase 1 are identified as potential retail locations. Sheet Al.1 further
demonstrates that proposed sidewalks fronting these locations are at least ten (10) feet in width. Sidewalk

Development Review Board, Panel A Staff Report - Exhibit Al Apr-5;-2038 April 12, 2010
Wilsonville Road Business Park Page 95 0f 130

Page 96 of 363



Request C ~ Stage 2 Final Development Plan

Sheet Al.1 also demonstrates that sidewalks within the development are a minimum of five (5) feet in
width thereby meeting this requirement.

(.02) Pathways

A. Bicycle facilities shall be provided using a bicycle lane as the preferred facility design.
Other facility designs described in the Public Works Standards shall only be used if the
bike lane standard cannot be constructed due to physical or financial constraints. The
order of preference for bicycle facilities is:

1. Bike lane.
2. Shoulder bikeway.
3. Shared roadway.

B. Pedestrian and Bicycle Facilities located within the public right-of-way or public
easement shall be constructed in conformance with the Public Works Standards.

C92. As indicated previously, the subject site fronts on SW Wilsonville Road, which is identified in the
Transportation System Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW
Wilsonville Road is improved to current TSP and Public Works standards; therefore, additional
improvements and/or right-of-way are not warranted. The subject site is also identified in the TSP as the
location for the Kinsman Road extension project (Project C-14). Kinsman Road is identified in the TSP
as a Minor Collector with the option of parking. Kinsman Road is also identified in the Bicycle and
Pedestrian Master Plan as a proposed Community Walkway and Bikeway thereby requiring a 69-73 foot
right-of-way. The right-of-way is sized to accommodate a 5-foot bike lane; however, the submitted plans
do not specifically indicate that a striped bicycle lane will be provided. Conditions of approval PFC20
and PFC29 will require that the applicant stripe the SW Kinsman Road to include a bicycle lane
consistent with the TSP and Public Works Standards.

C. To increase safety, all street crossings shall be marked and should be designed with a
change of pavement such as brick or exposed aggregate. Arterial crossings may be
signalized at the discretion of the City Engineer.

C93. The applicant is not proposing additional street crossings. The subject site fronts on SW
Wilsonville Road and is identified in the TSP as the location for the Kinsman Road right-of-way. The
Wilsonville Road/Kinsman Road intersection was constructed as a part of a previous City project.
Additional street crossings are not warranted.

D. All pathways shall be clearly posted with standavd bikeway signs.

C94. As indicated previously, the subject site fronts on SW Wilsonville Road, which is identified in the
Transportation System Plan (TSP) as a Major Arterial with no on-street parking. Staff finds that SW
Wilsonville Road is improved to current TSP and Public Works standards; therefore, additional
improvements and/or right-of-way are not warranted. The subject site is also identified in the TSP as the
location. for the Kinsman Road extension project (Project C-14). Kinsman Road is identified in the TSP
as a Minor Collector with the option of parking. Kinsman Road is also identified in the Bicycle and
Pedestrian Master Plan as a proposed Community Walkway and Bikeway thereby requiring a 69-73 foot
right-of-way. The right-of-way is sized to accommodate a 5-foot bike lane, however, the submitted plans
do not specifically indicate that a striped bicycle lane with posted signs will be provided. Conditions of
approval PFC20 and PFC29 will require that the applicant stripe the SW Kinsman Road to include a
bicycle lane and standard bikeway signage consistent with the TSP and Public Works Standards.
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E. Pedestrian and equestrian trails may have a gravel or sawdust surface if not intended
for all weather use.

C95. The proposal does not include a request for pedestrian and/or equestrian trails; therefore this
provision is not applicable. Furthermore, submitted plans indicate that sidewalks and pathways will be
constructed of asphalt or concrete.

(:03)  Bicycle and pedestrian paths shall be located to provide a reasonably direct connection
between likely destinations. A reasonably direct connection is a route which minimizes
out-of-direction travel considering terrain, physical barriers, and safety. The objective of
this standard is to achieve the equivalent of a 1/4 mile grid of routes.

C96. The applicant has not provided summary findings relative to this provision; however, the
submitted plans demonstrate pedestrian connections to the public sidewalk system as well as within the
site. One-quarter mile is approximately 1,320 feet. The subject site itself is only 1,045 feet at it its
longest measurement; therefore, all pedestrian connections within the site can reach the public sidewalk in
a reasonably direct manner via a route that is less than % mile. This provision is therefore satisfied.

(.04) Pathway Clearance. <
A. Vertical and horizontal clearance for bicycle and pedestrian paths is specified in the
Public Works Standards. The clearance above equestrian trails shall be a minimum of
ten feet.

C97.  The proposal does not include a request for equestrian paths. Condition of approval PDC18 will
require that vertical and horizontal clearance for bicycle and pedestrian paths meet Public Works
Standards. Furthermore, Section 4.176(.07) of the Wilsonville Development Code requires on-going
maintenance of landscaped areas by the property owner.

Section 4.179 Mixed Solid Waste and Recyclables Stovage in New Multi-Uliit Residential and Non-
Residential Buildings.

(.03)  The storage area requirement shall be based on the predominant use(s) of the building. If
a building has more than one of the uses listed herein and that use occupies 20 percent or
less of the floor area of the building, the floor area occupied by that use shall be counted
toward the floor area of the predominant use(s). If a building has more than one of the
uses listed herein and that use occupies more than 20 percent of the floor area of the
building, then the storage area requirement for the whole building shall be the sum of the
requirement for the area of each use.

C98. The applicant is requesting Stage II approval for Phases 1 and 2. Phase I is comprised of 10,290
sq. ft.,, or 11% Office, approximately 8,814 sq. ft., or 10%, Service/Retail; and approximately 70,731 sq.
ft., or 79%, industrial. Pursuant to this requirement, Office and Service/Retail do not occupy more than
20 % of the floor area; therefore, the storage area requirement is based upon the predominant use
industrial “Wholesale/Warehouse/Manufacturing”.

(.04)  Storage areas for multiple uses on a single site may be combined and shared.
C99.  The applicant is proposing two (2) storage facilities on Parcel 2 (Phase 1) that will be utilized by

the four buildings in Phase 1 and one (1) storage facility on Parcel 1 (Phase 2) for the proposed office
building. Because the facilities will be utilized by multiple parties, Condition of Approval PDF1 will
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require that the applicant/owner record an appropriate easement and maintenance agreement for use of
such facilities. The easement and/or maintenance agreement can be in the form of CC&Rs or a note on
the final plat. ‘

(.06) Specific Requirements for Storage Areas

C100. Pursuant to Subsection 4.179(.03), the storage area requirement shall be based on the
predominant use(s) of the building. As indicated in Finding C98, the dominant use for Phase 1 is
industrial “Wholesale/Warehouse/Manufacturing” and the dominant use for Phase 2 is “Office”. Pursuant
to this subsection, Phase 1 is required to provide approximately 549 sq. ft. of storage and Phase 2 is
required to provide approximately 86.8 sq. ft. The applicant is proposing approximately 574 sq. ft. for
Phase 1 and 287 sq. ft. for Phase 2. This exceeds the required minimums; therefore this provision is
satisfied. It should be noted that Staff’s calculations are based upon a 14’ by 20.5° storage facility (See
Table 9 below).

Office | 10,290 11% 4/1,000 SF of GFA*

Service/Retail | 8,814 10% 10/1,000 SF of GFA*

~Industrial | 70,731 79% 6/1,000 SF of GFA
Phase 1 Total 89,835 100% 549.0
Phase 1 Proposed 574.0
Difference . : +25.0
Office { 21,700 100% 4/1,000 SF of GFA 86.8
Phase 2 Proposed 287.0

*Pursuant to Section 4.179(.03) the storage area requirement shall be based on the A
predominant use(s) of the building.

(.07) Access to the Storage Area

C101. The Applicant has provided a preliminary letter from Allied Waste Services demonstrating the
feasibility of the project (See Exhibit B2). Condition of approval PDC19 will require that the Applicant
provide the Planning Division staff with a letter from Allied Waste Services, the City’s franchised solid
waste hauler indicating approval of the final plan.
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Section 4.199 Outdoor Lighting
Section 4.199.40. Lighting Systems Standards for Approval

(.01)Non-Residential Uses and Common Residential Areas.

A. All outdoor lighting shall comply with either the Prescriptive Option or the
Performance Option below.

C102. The proposal is for an industrial business park with a mix of office, service/retail and industrial
uses such as wholesale, manufacturing and warehouse. Site Design Review is limited to Phase 1 of the
proposal; therefore, lighting will be reviewed for Phase 1 only. Future development of Phase 2 will
require a separate lighting analysis.

C103. The applicant has provided findings and drawings demonstrating the Performance Option.
Specifically the applicant has provided the following summary findings:

“The lighting design which is included in the plan set accompanying this narrative is based on
utilization of the Performance Option.

The lighting zone for this property is LZ-2. Curfew light reduction will be in effect at midnight
as required by Table 5, through the lighting control system. Similarly, all luminaires shall be
turned off during daylight hours by the lighting control system.

As shown by the cut sheets included in the lighting plans, all fixtures have 0% uplight lumens
and cutoff angles of 90 degrees or greater to meet dark sky compliance.”

C. Performance Option. If the lighting is to comply with the Performance Option, the

proposed lighting design shall be submitted by the applicant for approval by the City
meeting all of the following:

1. The weighted average percentage of dirvect uplight lumens shall be less than the
allowed amount per Table 10.

C104. The subject site is within the LZ 2 zone. Pursuant to Table 10 of Section 4.199, the weighted
average percentage of direct uplight lumens shall be less than 5%. The Design Narrative of Sheet E1.1LC
indicates that “all fixtures shall have 0% uplight lumens and cutoff angles of 90 degrees or greater.” This
provision 18 therefore satisfied.

2. The maximum light level at any property line shall be less than the values in Table
10, as evidenced by a complete photometric analysis including horizontal
illuminance of the site and vertical illuminance on the plane facing the site up to
the mounting height of the luminaire mounted highest above grade. The Building
Official or-designee may accept a photometric test report, demonstration or sample,
or other satisfuctory confirmation that the luminaire meets the shielding
requirements of Table 7. Luminaires shall not be mounted so as to permit aiming
or use in any way other than the manner maintaining the shielding classification

required herein:
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a. Exception 1. If the property line abuts a public right-of-way, including a
sidewalk or street, the analysis may be performed across the street at the

adjacent property line to the right-of-way.

b. Exception 2. If, in the opinion of the Building Official or designee, compliance
is impractical due to unique site circumstances such as lot size or shape,
topography, or size or shape of building, which are circumstances not typical of
the general conditions of the surrounding area. The Building Official may
impose conditions of approval to avoid light trespass to the maximum extent .
possible and minimize any additional negative impacts resulting to abutting
and adjacent parcels, as well as public rights-of-way, based on best lighting

practices and available lighting technology.

Table 10: Performance-Method

Maximum Light Level at Property Line

Maximum

Lighting percentage of Horizontal Vertical plane facing the site in question,

Zone direct uplight plane at grade = | from grade to mounting height of highest
lumens (foot candles - fc) mounted luminaire (foot candles - fc)
LZ 0 0 0.01 fc
LZ 1 1% _ 0.05 fc -
. LZZ " 5% ] 02fC ~ L

LZ3 10% 04 fc
LZ 4 20% 0.8 fo

C105. The subject site is within the LZ 2 zone. Pursuant to Table 10 of Section 4.199, the maximum
light level at any property line shall be less than 0.2 fc on the horizontal plane at grade and 0.4 fc on the
vertical plane facing the site in question, from grade to mounting height of highest mounted luminaire.
The applicant has provided a photometric site lighting plan to demonstrate proposed lighting levels.
Sheet E1.1LC demonstrates lighting levels on the horizontal plane at the property line are 0.2 fc or less.
Sheet E1.2LC demonstrates lighting levels on the vertical plane are between 0.0 and 0.07 fc. This
provision is therefore satisfied.
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3. The maximum pole or mounting height shall comply with Table 9.

Table 9: Maximum Lighting Mounting Height In Feet

Lighting Iilghtmg for pr.lvate roads, .nghtmg for walkways, All other
Zone driveways, parking, bus stops bikeways, plazas and other lichtin
and other transit facilities pedestrian areas ghting
LZ0 20 8
LZ1 25 12
LZ3 40 18 16
LZ 4 Height limit to be determined by Special Use Permit Only

Lighting mounted onto buildings or other structures shall not exceed a mounting height greater than 4 feet
higher than the tallest part of the building or structure at the place where the lighting is installed, nor
higher than 33.33 percent of the horizontal distance of the light from the nearest property line, whichever
18 less.

C106. Pursuant to the Table 9 the maximum pole or mounting height is 40 feet for lighting for private
roads, driveways, parking, bus stops and other transit facilities; and 18 feet for lighting for walkways,
bikeways, plazas and other pedestrian areas. All other lighting shall be a maximum of 8 feet. As
demonstrated by Sheet E1.2LC, proposed lighting is discussed by compass direction. The submitted
plans appear to demonstrate lighting at two separate levels; lighting for the purpose of lighting vehicular
accessways, which is limited to 40 feet, and general building lighting, which is limited to 8 feet. The
applicant is proposing a maximum mounting height for the purpose of lighting vehicular accessways is
approximately 20 feet. General building lighting is approximately 4 feet. This provision is therefore
satisfied.
D. Curfew. All prescriptive or performance based extevior lighting systems shall be
controlled by automatic device(s) or system(s) that:
1. Initiate operation at dusk and either extinguish lighting one hour after close or at
the curfew times according to Table 5; or
2. Reduce lighting intensity one hour after close or at the curfew time to not more than
50% of the requirements set forth in Table 2 unless waived by the DRB due to special
circumstances; and .
3. Extinguish or reduce lighting consistent with a) and b) above on Holidays.
The following are exceptions to curfew:
a. Exception 1: Building Code required lighting.
b. Exception 2: Lighting for pedestrian ramps, steps and stairs.
¢. Exception 3: Businesses that operate continuously or periodically after curfew.

C107. The Design Narrative on Sheet E12.1LC indicates that “The Lighting Zone for this property is
LZ-3. Curfew light reduction shall be in effect at midnight per Table 5 via lighting control system. All
Iuminaires shall be turned off during daylight hours via lighting control system.” The subject site is
actually within the LZ 2 zone. Pursuant to Table 5 of Section 4.199, the curfew for the LZ 2 zone is
10:00 PM (2200 hours). Condition of approval PDC20 will require that curfew light reduction shall be in
effect at 10:00 PM (2200 hours) per Table 5 of Section 4.199 via a lighting control system.
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Table 11: Curfew

Lighting Zone Curfew Time
LZ0
LZ1

8:00 PM (2000 hours)

Midnight (2400 hours)

1LZ 4

TRANSIT SERVICE

C108. The subject site has access to transit. An existing SMART transit stop is located

immediately north of proposed Parcel 2 (Phase 1) on SW Wilsonville Road. Additional transit
service is therefore not warranted.
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REQUEST D
DB09-0050: SITE DESIGN REVIEW (Phase 1 Only)
CONCLUSIONARY FINDINGS

Subsection 4.420. Jurisdiction and Powers of the Board
(02) Development in Accord with Plans.

D1. This section specifies that construction, site'development, and landscaping shall be carried out in
substantial accord with the plans, drawings, sketches, and other documents approved by the Board, unless
altered with Board approval. This has been added as a condition of approval (see condition of approval
PDDI1). Minor amendments to the project that are to be conducted by Planning Staff may be processed
by the Planning Director through a Class I Administrative Review process. Condition of approval PDD?2
will require that a copy of all DRB approved conditions of approval be given to general contractor for the
proposed project to ensure compliance with all conditions of approval and allow building permits to be
issued in a timely fashion. The Planning Division will review and approve the building permit set for
compliance with the plans approved by the DRB. The applicant is hereby given notice that the Planning
Division will not approve the building permit sets of plans until all conditions of approval requiring
action by the applicant prior to building permit are met, nor will the Planning Division approve the
certificate of occupancy for the proposed project until all conditions of approval are satisfied.

Section 4.421. Criteria and Application of Design Standards.

(01)  The following standards shall be utilized by the Board in reviewing the plans, drawings,
sketches and other documents required for Site Design Review. These standards are
intended to provide a frame of reference for the applicant in the development of site and
building plans as well as a method of review for the Board. These standards shall not be
regarded as inflexible requirements. They are not intended to discourage creativity,
invention and innovation. The specifications of one or more particular architectural styles
is not included in these standards. (Even in the Boones Ferry Overlay Zone, a range of
architectural styles will be encouraged.)

A.  Preservation of Landscape.

D2. The applicant has provided summary findings that, “The site has been cleared as a result of
activity by the former owner, and there are no significant grade changes on the site which would be
impacted by development. The draingeway and related SROZ on the west side of the site are reflected in
the site design.” As provided under the heading “History” on page 3, in 1999 a total of sixteen (16) non-
exempt/non-filbert trees were removed without permits. 254-caliper inches were subject to mitigation.
The applicant’s submitted landscape plan for Parcel 1 complies with prior settlements and Staff decisions.
Condition of approval PDD4 will guarantee that the mltlgatlon plantings occur in conjunction with Phase
1 development.

B.  Relation of Proposed Buildings to Environment.

D3. Staff concurs with the applicant’s findings that, “The site plan orients the more active spaces,
specifically the "flex" building fronts and the future office building, toward the streets while creating a
trucking area in a central courtyard to isolate it from public areas and adjacent properties. The plan also
responds to the SROZ area noted above by identifying and buffering it as a function of the site plan for
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the office building.” It is the professional opinion of Staff that the applicant has given special attention to
the enclosure of space, in particular truck loading and unloading areas. Proposed buildings have been
oriented such that it is screened from Wilsonville Road by proposed buildings and it is treated as a focal
point from SW Kinsman Road.

D4. Portions -of the subject site, specifically Phase 2 are located within the Significant Resource
Overlay Zone (SROZ). While Phase 2 (Parcel 1) is not included in the request for Site Design Review,
elements of Parcel 1 should be reviewed with Phase 1. In particular proposed plantings and a storm water
quality facility. The applicant has designed the water quality facility as a swale to blend with the natural
environment of the SROZ and provide additional habitat.

Ds. It is the professional opinion of Staff that based upon the enclosure of space, creation of focal
points and consideration given to the SROZ, proposed structures have been located and designed to
harmonize with the natural and built environment. This provision is therefore satisfied.

Dé6. It should be noted that the submitted Stage 2 plans for Phase 2 indicate an encroachment within
the SROZ Impact area for parking. Sheet C2.0 indicates that the applicant proposes to utilize permeable
paving to reduce the impact. A more detailed review of Phase 2 will occur with a future application for
Site Design Review. '

C. Drives, Parking and Circulation.

D7. Staff concurs with the applicant’s findings that “The access points to the site are as required by
the traffic study findings and recommendations. Internal circulation is designed to avoid dead-end areas
and to accommodate fire access and trucking requirements. The pedestrian circulation has been indicated
to create separated, safe methods for connections to the street system as well as internally in the site.” As
- provided in Finding B35 the submitted plans were amended prior to submission for preliminary approval.
The submitted plans are consistent with DKS (the City’s Traffic Engineer) recommendations for access

and circulation. Section 4.155, starting on page 70, provides a detailed discussion regarding drives,
parking and circulation.

D.  Surface Water Drainage.
D8.  The applicant has provided the following summary finding related to surface water drainage:

“Surface water will be collected in a system of catch basins and piping according to Wilsonville
design standards. Surface water quality facilities are provided for part of the on-site and street
impervious area as shown on the accompanying plans. The storm system transmits drainage to the
natural drainage system in a manner consistent with City standards, and as reviewed by City staff
for consistency with those requirements.”

According to City records there is a 48-inch storm mainline in Wilsonville Road with several stubs to the
site. The site drains generally northeast to southwest; therefore, the proposal includes plans to collect
runoff from Parcel 2 (Phase 1) through a system of catchbasins and swales to a manhole on the southwest
corner of Parcel 2 and pipe it west, across the proposed Kinsman right-of-way to a water quality swale on
Parcel 1 which will outfall directly into Seely Ditch, the natural drainage system.

Condition of approval PFX will require the applicant to provide storm water calculations to ensure the
downstream capacity of the public storm drainage system and not adversely affect neighboring properties.
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E.  Utlity Service.

D9. The applicant has provided the follewing summary finding regarding utility service: “Utilities
will be all underground, and are indicated on the utility plan in the plan set” A detailed discussion of
utilities can be found on page 69 of this document. Engineering review of construction documents will
ensure compliance with this provision. '

F.  Advertising Features.

D10.  The applicant has provided the following summary finding regarding advertising features: “The
location and size of anticipated signs are indicated on the accompanying site plan and building
elevations.” A detailed discussion regarding signage can be found in Request E on page 109.

G.  Special Features.

D11. The applicant has indicated that “There are no areas for "exposed" machinery or storage. The
trucking area is within a central courtyard, which screens it from public areas and other properties.” In
particular, the applicant has designed the site such that truck loading areas are screened from SW
Wilsonville Road through the orientation of proposed buildings and from SW Kinsman Road by
landscape islands. The subject site is located within the PDI zone which generally consists of warehouse
style buildings with loading and unloading docks. The central courtyard is, however, not screened from
the commercial development east of the subject site. Condition of Approval PDD5 will require that the
applicant provide screening along the east property line to screen the site from adjacent properties.
Condition of approval PDB15 will require that the applicant work with BPA to determine the suitability
~ of proposed plantings with the BPA easement.

D12. The proposal also includes refuse storage facilities. Staff finds that the proposed facility meets
the requirements of Subsection 4.176(.02)F.2. with concrete tilt-up walls designed to coordinate with the
proposed building. Condition of Approval PDD6 will ensure that the refuse facility is painted to match
proposed buildings.

D13. A detailed discussion regarding screening and buffering these and other special features can be
found in Section 4.176 beginning on page 87 of this report.

(-02)  The standards of review outlined in Sections (a) through (g) above shall also apply to all
accessory buildings, structures, exterior signs and other site features, however related to
the major buildings or structures.

D14. With the exception of the proposed refuse container, the applicant is not proposing accessory
building, structures or other site features. Staff finds that the proposed refuse container meets the
requirements of this section.

Section 4.430. Location, Design and Access Standards for mixed Solid Waste and Recycling Areas

(01)  The following locations, design and access standards for mixed solid waste and recycling
storage areas shall be applicable to the requirements of Section 4.179 of the Wilsonville
City Code.

(.02)  Location Standards:
A. To encourage its use, the storage area for source separated recyclables shall be co-
located with the storage area for residual mixed solid waste.
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D15. The applicant has not provided summary findings specific to this subsection; however, the
applicant supplied a letter from Allied Waste, the City’s contract waste hauler, indicating a request for
recycling cars to be placed in the back of each enclosure. Furthermore, the City recently adopted an
ordinance, Ordinance #664, to comply with Metro’s adoption to the Regional Solid Waste Management
Plan to include a requirement that businesses in the region source separate recyclable materials and
provide recycling containers to allow all recyclable materials be to be collected and stored. Pursuant to
Allied Waste’s request, Ordinance #664 and this provision, Condition of Approval PDD7 will require the
applicant to co-locate source separated recyclables with the storage area for residual mixed solid waste.

B. Indoor and outdoor storage areas shall comply with Uniform Building and Fire Code
requirements.

D16. The proposed trash/recycling enclosure will be reviewed at the time of building ﬁcrmits to ensure
compliance with Uniform Building and Fire Code requirements.

C. Storage area space requirements can be satisfied with a single location or multiple
locations and can combine with both interior and exterior locations.

D17. As reflected in the submitted drawings (See Exhibit B2), storage area is provided in two locations
within Phase 1; on the east property line and between proposed buildings 3 and 4. Staff finds that the
applicant has provided sufficient storage for the proposed development. A detailed analysis of the storage
area requirements can be found in Section 4.179 on page 97.

D. Exterior storage areas can be located within interior side yard or rear yard areas.
Minimum setback shall be three (3) feet. Exterior storage areas shall not be located
within a required front yard setback, including double frontage lots.

D18. As indicated previously, the proposal includes plans for two (2) shared mixed solid waste and
recycling storage area; on the east property line and between proposed buildings 3 and 4. Sheet Al.1 of
Exhibit B2 demonstrates that the facility on the east side of the site is to be located approximately 6.5 feet
from the east property line and the facility between buildings 3 and 4 is to be located approximately 10
feet from the south property line. This exceeds the allowed minimum setback of three (3) feet; therefore,
this provision is satisfied.

E. Exterior storage areas shall be located in central and visible locations on a site to
enhance security for users.

D19. The applicant has provided summary findings that, “Subsection .02 requires that solid waste areas
be located convenient for users as well as for collection vehicles. The proposed solid waste enclosures are
accessible from drive aisles for tenant access and to ensure that collection vehicles can approach them
without blocking on-site or off-site traffic.” Proposed facilities are located within shared parking areas; in
particular on the edge of the central truck loading and unloading “courtyard”. The proposed facility on
the east edge of the site is on the edge of the general circulation pattern for the site. The proposed facility
between proposed buildings 3 and 4 is located on axis with the anticipated front door for the respective
end unit for each building creating enhanced security for users. This provision is therefore satisfied.

F. Exterior storage areas can be located in a parking area if the proposed use provides at
least the minimum number of parking spaces required for the use after deducting the
area used for storage. Storage areas shall be appropriately screened according to the
provisions of Section 4.430 (.03), below. :
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D20. As indicated previously, the proposal includes plans for two (2) shared mixed solid waste and
recycling storage area; on the east property line and between proposed buildings 3 and 4. As discussed in
Section 4.155 on page 70, the proposal does not include a request for a parking waiver. The facility will
be screened with a tilt up concrete wall designed to match the materials of the proposed building. In
addition to the concrete surround, the applicant is proposing additional landscaping to soften the look of
the concrete surround (See Exhibit B2, Sheet L1.0 — Landscape Plan). This provision is therefore
satisfied.

G. The storage area shall be accessible for collection vehicles and located so that the
storage area will not obstruct pedestrian or vehicle traffic movement on the site or on
public streets adjacent to the site.

D21. Depending upon whether a side loading or front loading collection vehicle is utilized, the location
may cause a temporary obstruction to vehicle circulation on trash collection days. The applicant has
provided summary findings that “the enclosures can be accessed by the trash hauler without backing into
a public street, which is achieved by locating the proposed enclosures in the internal parking area with
access from the drive aisles.” The applicant has also provided a letter from Allied Waste (See Exhibit
B2) demonstrating that Allied can provide complete waste removal and recycling services for the site.
The letter indicates that “(My drivers) should be able to safely service these enclosures as you have
designed them.” Based upon this evidence, Staff finds that the facility is accessible for collection vehicles
as well as the intended users.

(.03)  Design Standards.

D22.  The applicant has provided summary findings that “Subsection .03 requires a six-foot high sight
obscuring enclosure with a gate at least ten feet in width. The proposed enclosures are constructed of
masonry, and are six feet in height with a gate opening of over ten feet in width.” Staff finds that the
proposed storage area meets the design standards of this subsection.

D23. The applicant has provided a letter from Allied Waste Services, the City’s franchised solid waste
hauler demonstrating service ability. Should the applicant make minor changes (through a Class I
Administrative Review) to the facilities or access to the facilities, the applicant will be required to provide
Planning Division staff with a final letter from Allied Waste Services. See condition of approval PDCI19.

(-04) Access Standards.

A. Access to storage areas can be limited for security reasons. However, the storage area
shall be accessible to users at convenient times of the day and to collect service
personnel on the day and approximate time they are scheduled to provide collection
service.

D24.  The applicant has not provided summary findings as to whether or not the facility will be limited
for security reasons. Staff notes that the proposed facilities appear to be completely fenced; however,
Staff is not certain if the applicant intends to lock the gates. Should the applicant choose to secure the
facilities, the storage areas will need to be accessible to users and collect service personnel. In terms of
general access to the facilities, the facilities are sited such that a front or side loading vehicle can access
each facility utilizing a three point turn. The applicant will need consult with Allied Waste of Wilsonville
to assure that the facility can be accessed by collection vehicles. Condition of approval PDC19 will
guarantee compliance with this standard.
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B. Storage areas shall be designed to be easily accessible to collection trucks and
equipment, considering paving, grade and vehicle access. A minimum of ten (10) feet

horizontal clearance and eight feet of vertical clearance is required if the storage area
is covered.

D25. The proposal is for two (2) partially enclosed refuse storage facilities with concrete tilt up walls
and black vinyl chain link gate (See Exhibit B2, Sheet A1.3 — Details). The facility does not include a
covering; therefore, eight (8) feet of vertical clearance can be achieved. Based upon the submitted plans

the gate system appears to provide approximately 17.5 feet horizontal clearance. This provision is
therefore satisfied.

C. Storage areas shall be accessible to collection vehicles without requiring backing out of
a driveway onto a public street. If only a single access point is available to the storage
area, adequate turning radius shall be provided to allow collection vehicles to safely
exit the site in a forward motion. (Added by Ordinance #426, April 4, 1994.)

D26. The applicant has provided summary findings that “the enclosures can be accessed by the trash

hauler without backing into a public street, which is achieved by locating the proposed enclosures in the

internal parking area with access from the drive aisles.” The applicant has also provided a letter from

Allied Waste (See Exhibit B2) demonstrating that Allied can provide complete waste removal and
recycling services for the site. The letter indicates that “(My drivers) should be able to safely service

~ these enclosures as you have designed them.” Staff finds that the facilities are sited such that a front or

side loading vehicle can access each facility utilizing a three point turn without backing onto a public
street. This provision is therefore satisfied.
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REQUEST E
DB09-0051: MASTER SIGN PLAN
CONCLUSIONARY FINDINGS

El. The applicant is requesting approval of a Master Sign Plan. Master Sign Plans are designed to
provide a unified sign package by placing limitations on size, type and materials. The applicant has
provided several materials which address the Master Sign Plan; Section VII of Exhibit B2, Sheet Al1.2 of
Exhibit B2 and a. memo included as Exhibit b5).

E2. As provided in the Applicant’s memo dated March 19, 2010 (See Exhibit B5), tenants are
permitted up to 26 square feet of signage for each entry with a maximum square footage of 600 square
feet for the project. The memo goes on to state that the plan provides signage for up to 23 tenants each
with a maximum of 26 square feet of signage each. As outlined in the memo each tenant is given the
option of sign placement; above the entry door, at the concrete panel adjacent to the entry door, or in the
case of end units, around the corner from the entry door. Tenants at the end bay of all buildings are
allowed multiple, smaller signs “as long as the total area of the signage falls within 26 sf per tenant.”
Tenants with more than 1 bay are allowed up to 26 square feet per bay occupied. That being said, a
tenant could potentially have up to 52 square feet or the equivalent of two (2) bays. This raises concern
that tenant shapes, sizes and entrances may change over time. Condition of approval PDE6 will guarantee
that the project wall signs shall not exceed 600 square feet total and that each sign is limited to 26 square
feet for single bay signs and 52 square feet for tenants with more than 1 bay or unit. Condition of
approval PDE6 also guarantees that sign size and placement shall be consistent with Sheet Al1.2 of
Exhibit B2 and Exhibit B5.

E3. In addition to the walls signs mentioned above, the applicant is requesting two (2) freestanding
signs; one (1) on Parcel 1 and one (1) on Parcel 2. Each freestanding sign measures 4 ft. by 8 ft. or 32
square feet and is approximately six feet tall. Condition of approval PDE7 will guarantee that
freestanding signs be limited as such.

CITY OF WILSONVILLE PLANING AND LAND DEVELOPMENT ORDINANCE
Section 4.156. Sign Regulations

(.01)  Purpose.

A. To ensure that signs are designed, constructed, installed and maintained so that public
safety and traffic safety are not compromised;

E4. Signs are an essential element of information for the motoring public and local residents. They
provide needed information to the motoring public. In Metromedia Inc. v. City of San Diego, 453 U.S.
490 (1981) —after thorough review of all available evidence by the litigants and the U.S. Supreme Court,
the litigants stipulated, and the court accepted, that there was no positive correlation between private signs
and traffic accidents. As a result, traffic safety, in a negative sense, is not an issue and this provision is
satisfied. The proposed freestanding signs will need to conform to vision clearance standards for the
intersection of SW Wilsonville Road and SW Kinsman Road. Sign contractors should obtain building
permits when necessary to ensure public safety is provided and the owner of the facility has the
responsibility to ensure that routine maintenance is performed.
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B.  To allow and promote positive conditions for meeting the needs of sign users while
avoiding nuisances to nearby properties and the community-overall;

ES. Nuisances can be private or public. A private nuisance is one that affects the use or enjoyment of
land, while a public nuisance affects the public at large. The proposed signs will increase the visibility of
the proposed businesses, preventing confusion about its location, and safe route of travel to reach it. The
proposed monument Sign and wall signs are not excessive and will increase the visibility of the proposed
businesses from the street providing direction of travel to reach the building. Furthermore, the proposed
signs would avoid nuisances to nearby properties, i.e. confusion about the buildings location. As a general
“rule, an owner is at liberty to use his property as he sees fit provided that it does not injure the legal rights
of surrounding property owners. Staff has no reason to believe that the proposed sign package will create
a nuisance to adjacent properties or passersby. This code criterion is met.

C.  To reflect and support the desired character and development patterns of the various
zones;

Eé6. The applicant has provided summary findings that the proposed signs “reflect and support the
character and the development patterns of the PDI zone by identifying locations for tenant identification
commensurate with the character of the area.” simple and aesthetically designed and are compatible with
surrounding signage. The proposed signage is in character with the building architecture. The number,
size, and location of signs are consistent with code requirements.” The proposed sign package includes
plans for internally illuminated wall signs and two (2) freestanding signs. The subject site is within the
Planned Development Commercial (PDI) zone, generally surrounded by existing development. To the
west is a vacant parcel zoned Residential (R), to the east across the railroad right-of-way is the Lowrie’s
Marketplace commercial development, to the north (across Wilsonville Road) is a gas station (Chevron),
an industrial business park (ProGrass), and to the south is an industrial development (OrePac). There is
a mix of sign types within the general vicinity. Styles range from free-standing, monument, illuminated
and non-illuminated wall signs. It is the professional opinion of Staff that the Applicant’s proposed free-
standing concrete panel signs with brick masonry bases and illuminated and non-illuminated wall signs
are compatible with signage within the eclectic mix of signs within the general vicinity and moreover the
PDI zone. This provision is satisfied.

D. To allow for variety in number and type of signs in appropriate locations, while
preventing signs from dominating the visual appearance of the area;

E7. The PDI zone supports a variety of sign types including monument, pylon, and building signs
constructed of wood, metal, and composite materials, with and without illumination. The size, scale, and
design of the proposed signs are similar to other signs in the PDI zone, and would not visually dominate
the signs of surrounding properties. This criterion is met.

E.  To prevent the construction or use of signs that would otherwise detract from the
design of adjacent buildings or properties;

ES. Through the use of similar color and materials, i.e. painted concrete, masonry and consistent color
branding, the proposed signage has been designed to blend with the construction of the proposed building.
The size, scale, and location of the proposed signs (wall and freestanding) are not excessive and would
not detract from the design of adjacent buildings. This criterion is met.
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F.  To provide the public with adequate opportunity for needed information that can be
supplied through signage;

E9. The applicant’s proposed sign package would provide the public with needed business
information about the proposed project through identification of the project from on as well as off-site.
This criterion is met.

G.  To stabilize and improve property values and prevent the creation of blighted areas;

E10. Through its use as a property identification tool, the proposed signage would improve the value of
the subject property and the proposed project. This code criterion is met.

H To brovide for the clear identification of structures in order to enhance public safety;
and :

E11. The proposed sign package enables clear identification of the proposed project as well as
individual (future) tenants. This code criterion is met.

L To ensure the protection of the constitutionally guaranteed right of free speech.

E12. The proposed sign package is consistent with the constitutionally guaranteed right of free speech
and the Wilsonville Code. This right would not be altered by the applicant’s proposal. This code criterion
18 met.

((02)  Application For Sign Permits.
B.  Review Processes.

2. Any decision for approval of a sign proposal shall include written findings addressing
the following criteria:

a. The proposed signage complies with the specific objectives in subsection
4.156(.01) of this Code;

E13.  Please refer to a detailed discussion of subsection 4.156(.01) above.

b. The proposed signage is compatible with developments or uses permitted in the
zone in terms of design, materials used, color schemes, proportionality, and
location, so that it does not interfere with or detract from the visual appearance
of adjacent development;

E14. The proposed signage meets the requirements of the PDI Zone (Subsection 4.156(.08)). There is a
mix of sign types within the general vicinity. Styles range from free-standing, monument, canopy,
illuminated and non-illuminated wall signs. As provided in finding E6, Staff finds that the proportion of
the signs is similar to that of signage on properties in the general vicinity, i.e. ProGrass (north of the
subject site, across Wilsonville Road), Wilsonville Self Storage (northwest of the site, across Wilsonville
Road), Chevron Gas Station (north of the subject site) Lowrie’s Marketplace (east of the subject site), and
the Water Treatment Plant, located immediately northwest of the site. This provision is therefore
satisfied.
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c. The proposed signage will not create a nuisance or result in a significant
reduction in the value or usefulness of adjacent properties; ‘

- E15.  Staff has no reason to believe that the proposed signs will intentionally interfere with the use or

enjoyment of surrounding properties or cause substantial harm, i.e. reduction in value of property. This
code criterion has been met.

d. 1If the proposed signage is to be temporary, the length of time for which it is
permitted shall be reasonable in terms of the purpose and nature of the signs
that are proposed, but not to exceed one (1) year from the date of approval;

E16. Temporary signs are not proposed.

e. If the application involves a Variance, it shall be subject to the standards and
criteria listed in Section 4.196; and

E17. The proposal does not include a request for a variance. This provision is therefore, not
applicable.

[ All of the relevant application filing requirements of Chapter 4 have been met.

E18. The applicant has met all of the relevant filing requirements for DRB review of this application.
This code criterion has been met.

(.03)  General Provisions Affecting Signs.

A Approval of Permits.

B Sign Measurement.

D.  Master Sign Plans. A master sign plan is required for developments containing three
(3) or more non-residential occupants, including but not limited to tenants, businesses, -
agencies, and entities. Additionally, the developer of any project may apply to have the
development’s signs reviewed through master sign plan procedures. A master sign
plan shall be submitted at the time the development is reviewed by the Development
Review Board. Master sign plans shall contain the method of illumination, the
number, locations, and sizes of signs. The proposed master sign plan shall also show
the estimated number of tenant signs and the total square footage of all signs within

the development. Lettering styles and sizes for all occupants of the development shall
be shown if known at the time of application.

E19. The proposal is for a development containing more than three (3) non-residential occupants. The
Applicant has submitted a Master Sign Plan with information relative to the method of illumination,
number, location and size of signs. With specific regard to this provision, the applicant has provided
summary findings that “Sheet A 1.2 indicates the potential location of tenant signs on the individual
buildings as well as the freestanding signs. The signs will be either internally lighted or by external
lighting, depending on the particular sign and its location. The lettering style, color and size will be a
function of the tenant requirements, but in all cases the copy will fit within the area indicated.” A detailed
discussion of the Master Sign Plan follows.
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1. In reviewing a master sign plan, the Development Review Board may regulate size,
location, number and type of proposed signage in accordance with Sections 4.400 through
4.450 of this Code.

E20. For a detailed discussion of Sections 4.400 through 4.450, please refer to Request D, beginning
on page 103.

2. The Development Review Board may grant waivers from the requirements of this Section
where the overall design of the master sign plan is found by the Board to assure attractive
and functional signage. The Board shall give consideration to the size and scale of the
proposed development, as well as the number of separate entrances, when acting on a
master sign plan for a large development.

E21. A detailed discussion w1th regard to this provision can be found in this request (Request E)
beginning on page 117.

3. Any existing sign, whether or not it is to be retained, must be shown on the plan. It shall
be the responsibility of the property owner or the owner’s agent to administer and control
any aspect of an approved master sign plan that is more restrictive than the City’s sign
regulations. Individual business signs that ave part of a master sign plan are subject to the
permit application process.

E22. The subject site does not contain existing signage. The proposal is for a master sign plan
consistent with this provision. A detailed analysis of the proposed signage is included in Exhibits B2 and
BS.

4. Applications for temporary signs on properties that are subject to master sign plans shall
be reviewed by the Planning Director or Development Review Board through the
Administrative Review process. Such temporary signs are not required to meet the strict ]
standards of the approved master sign plan but shall be vequired to be designed, or limited
in duration, to avoid conflicts with the master sign plan.

E23.  The application does not include a request for temporary signage; therefore, this provision is not
applicable. Future requests for temporary signage will be required to comply with this provision.

(.06) Sign Area

E24.  Sign area for projects in the PDI Zone are regulated by Table 6 of Section 4.156. A detailed
analysis of Sign Area can be found within the Waiver request, beginning on page 117 of this report.

(.08)  Sign Permit Requirements In PDC And PDI Zones. In implementing the permanent sign
Jootage per lot allowed by the provisions of Sign Table 6, the following standards and
conditions shall apply to all signs in PDC and PDI zones, other than the Town Center
area:

A. Freestanding Signs
E25.  The proposal includes a request for two (2) freestanding signs. Section 4.156(.08)A. permits one

freestanding sign per two-hundred (200) linear feet of site frontage. One additional freestanding sign may
be added for through lots having at least two-hundred (200) feet of frontage. The applicant is proposing
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one (1) freestanding sign per parcel; one on the northeast corner of Parcel 1 and one on the northwest
corner of Parcel 2. This provision is therefore satisfied.

B. Signs on Buildings

1. Total area of building signs shall be determined as follows:

a. Square feet of all building signs shall not exceed the longest side of the largest
building (i.e., one square foot of sign area for each linear foot of building)
occupied by the use advertised, up to a maximum of two-hundred (200) square
feet, whichever amount is less, except as provided in “b” and “c” below. The
length of building is to be measured at the building line.

b. The two-hundred (200) square foot maximum noted in “a,” above, shall be
increased by twenty (20) percent to allow for building s;gns at separate building
entrances; or

c¢. The two-hundred (200) square foot maximum noted in “a,” above, shall be
increased by fifty (50) percent to allow for building signs at separate entrances
that are located at least fifty (50) feet apart or on different sides of the building.

TOTAL SQUARE FOOTAGE | TOTAL SQ. FT.SIGN AREA
7ZONE OF SIGNAGE PERMITTED TO LENGTH OF BUILDING
PER LOT (SQ. FT. : LINEAR FT)
RA-1
R ; 3 ' 1:1
PDR (0-3 w/ac.)
PDR (3-7 wac)- 3 11
PDR (7+ Wac) 6/D.U., 80 for non-res. 1:1
PF, PDC (not Town Ctr) 200 , 1:1
*

Table 6: Sign Size Standards by Zone (Permanent Signs)

E26. Pursuant to this section and Table 6, above, the applicant is permitted total sign area not to exceed
the longest side of the building up to 200 square feet. The two-hundred (200) square foot maximum can
be increased by fifty (50) percent to allow for building signs at separate building entrances that are
located at least fifty (50) feet apart for a total of 300 square feet. The longest wall measures 220 lineal
feet with multiple building entrances many at least fifty (50) feet apart. Pursuant to this provision, the
applicant is permitted up to 300 square feet of wall signage. The applicant is requesting a waiver to the
maximum sign area to permit up to 600 square feet “to address the requirements of the individual tenants
in the project.” A detailed discussion on the waiver can be found beginning on page 117 of this report

2. Types of signs permitted on buildings include wall flat, fascia, projecting, marquee
and awning signs. Roof-top signs are prohibited.

E27. The applicant has provided summary findings that “Building signage will be of wall flat type,
~ with either individual letters applied to the building wall. Sheet A 1.2 indicates typical wall flat signage,
and the Sign Criteria which will be included in the individual leases provides additional detail.” More
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specifically, Sheet A1.2 indicates that typical wall flat signage will be painted gatorfoam signage, wood
fiber impregnated resin signs with polystyrene foam core or Alumicorr or Alumalite signage with
aluminum sheet mounted on a corrugated plastic core. Retail wall signage will consist of flat, internal
lighted signage or signage similar to typical signage. Sheet A1.2 indicates that color, font and company
logos will be evaluated on a case by case basis. Conditions of approval PDE1 and PDE6 will guarantee
compliance with these requirements.

C. Additional signs. Notwithstanding the sign footage allowed based on the site and
building frontages as shown in Table 6, the following signs may be permitted, subject
to standards and conditions in this Section: .
1. Directional signs.

E28. The applicant has provided summary findings that “No directional signs are proposed”. This
provision is therefore not applicable.

2. Special event signs

E29. The applicant has provided summary findings that “Any special event signage will be applied for
under a separate application.” Future applications for special event signage will be required to comply
with this provision.

3. Inflatable signs

E30. The applicant has provided summary findings that “No inflatable signage will be allowed in this
project.” This provision is therefore satisfied.

4. District or Planned Development signs - one (1) on-site monument sign, or one (1)
off-site monument sign on an adjacent parcel identifying that Planned '
Development project, may be permitted, subject to the following standards and
conditions:

E31. No monument signs are proposed as part of this application; therefore, this provision is not
applicable.
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Allowed by Code
Difference 300 **
*Longest Elevation

**Pursuant to Section 4.156(.08)B.
***Waiver required.

1 Monument | 4 ft. x | 8 ft.
2 Monument | 4 ft. | x{ 8| ft
Total
Allowed by Code
Difference
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DB10-0001: CLASS 3 WAIVER TO THE SIGN CODE
CONCLUSIONARY FINDINGS

Section 4.156 (.03) D.2. Master Sign Plans

The Development Review Board may grant waivers from the requivements of this Section where the
overall design of the master sign plan is found by the Board to assure attractive and functional
signage. The Board shall give consideration to the size and scale of the proposed development, as well
as the number of separate entrances, when acting on a master sign plan for a large development.

E32. As demonstrated in Finding E19, the proposal is for more than three (3) non-residential
occupants; therefore, consistent with Section 4.156(.03)D. the applicant has submitted a request for a
Master Sign Plan. As a part of the Master Sign Plan the applicant may request a waiver to the general
Code standards. As a part of this application, the applicant is requesting a waiver to the sign code. In
order to obtain a wavier for signage exceeding Code maximums, the applicant must demonstrate, to the
satisfaction of the Board, that the proposed signage in excess of standards is 1ncorporated into a master
sign plan that is designed and programmed to provide "attractive and functional signage." The appllcant
has provided summary findings as to the attractive and functional qualities. The applicant has provided
the following findings that Staff feels speaks to the attractiveness of proposed signage:

“The Code provides that the Board may grant waivers based on "attractive and functional
signage”. While the term "attractive" may be subjective, the accompanying building elevations
and sign criteria demonstrate that the proposed signage will be compatible with the building
design and will be functional as a method to identify the tenants without being offensive to the
casual viewer. The applicant in this case is a long term investor, who must have the larger interest
in mind to regulate signage and to preserve the aesthetic quality of the project. The accompanying
sign criteria document, which is embodied into this waiver application, will also be part of the
lease agreements as a way of ensuring that this goal is met.”

In terms of functionality, the applicant has provided the following findings:

“Subsection B as worded appears to indicate that each ""use" may have wall sign area based on I
square foot per lineal foot of building up to 200 square feet, with possible additions to result in a
maximum of 300 square feet. However, this section has traditionally been interpreted to apply
not to individual uses but rather to an overall development even if there are separate tenant uses
in the effected buildings. Therefore, in this case since the longest building in the project is over
200 feet long, the total sign area for all of the tenants in combination would be 300 square feet.
It is also important to note that this project includes the four buildings in question on a single
parcel, while if the plan included creating a parcel for each building the allowed sign area in
total would be potentially 1200 square feet since each building is over 200 feet in length. This
proposed waiver will allow additional wall sign area, up to a total of 600 square feet, needed to
address the requirements of the individual tenants in the project.”

The applicant goes on to state that “This application includes a request for a waiver from the maximum
sign area of Subsection B, which establishes the allowed building wall sign area. This waiver applies
only to the Phase I portion of the project, which includes Buildings One through Four.” It is important to
note that the Master Sign Plan encompasses the project and not just Phase 1. Staff notes that with the
exception of the freestanding sign on the northeast corner of Parcel 1 (Phase 2), the applicant has not
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provided an allowance for signage within Phase 2. Staff does agree that pursuant to Table 6, note d. total
sign area per lot shall not exceed 1 sq. ft. for each 1 linear foot of building. Based upon this provision
and the lack of findings, Building Signs and/or monument signs for Phase 2 will necessitate a
modification to the Master Sign Plan at the time of Site Design Review. It is the professional opinion of
Staff that based upon the submitted findings; the proposed MSP meets the intent of the Sign Code and

" provides attractive and functional signage relative to the site and surrounding development.

Subsection 4.156(.02)(B)(2)(e): Variance.

E33. The applicant is requesting approval of an increase in total sign area. Per subsection 4.156.03(D),
the application must be reviewed as a waiver and not a variance. In order for the DRB to approve the
proposed Master Sign Plan and waiver, the DRB must make findings that the proposed signage is
“attractive and functional.” As discussed above, it is the professional opinion of Staff that the proposed
revised MSP meets the intent of the Sign Code and provides attractive and functional signage relative to
the site and surrounding development.

Subsection 4.156(.06): Sign Area.

E34. According to Section 4.156(.06) total square footage of signage per lot is regulated by Table 6,
Permanent Signs. According to Table 6 and Section 4.156(.08)B.1. subject sites within the PDI zone are
permitted a maximum of 200 square feet per lots unless, as allowed by sub-reference (e), “Total sign area
per lot may be increased by up to 50% per street frontage for corner and double frontage lots.” The
proposed partition and right-of-way dedication creates double frontage lots with frontage on both SW
Wilsonville Road and SW Kinsman Road. Based upon the provisions of subsection (e), the application is
permitted to increase the total sign area by 100 square feet, or 50%, for SW Wilsonville Road and 100
square feet, or 50%, for SW Kinsman Road for a total of 400 square feet for Parcel 1 and 400 square feet
for Parcel 2. The applicant is proposing one (1) freestanding sign for Parcel 1 at 32 sq. ft. each and
approximately 600 square feet of building signage and one (1) freestanding sign for Parcel 2 at 32 sq. ft.
for a total of 632 sq. ft. of signage for Parcel 2; therefore, a waiver to the maximum allowed sign per lot is
required for Parcel 2.

E35. Itis not clear from the Table or Section 4.156(.06) if freestanding signage should be included in
the overall square footage; however, for the sake of argument, Staff is including it in the overall
calculation. Section 4.156(.08)B.1. goes on to limit “Signs on Buildings” to 200 square feet unless, as
allowed by sub-reference 1.(c.), “The two-hundred (200) square foot maximum noted in “a,” above, shall
be increased by fifty (50) percent to allow for building signs at separate entrances that are located at least
fifty (50) feet apart or on different sides of the building.” The applicant has included a request for up to
600 square feet of building signage; however, Staff has determined that the request should be a dual
waiver request from the total “Sign Area” for Parcel 2 to allow 632 total square feet and a waiver request
from the allowed square footage for “Signs on Building(s)” to allow 600 square feet of “Signs on
Building(s)”.
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Request F — Partition

REQUEST F
DB09-0052: PARTITION
CONCLUSIONARY FINDINGS

Fl1. The subject site consists of two parcels Tax Lots 3S123B00100 and 35123B00101. As indicated
previously, the subject site is identified in the TSP as the location for the Kinsman Road right-of-way.
Given the need for right-of-way dedication and relocation of property lines, a partition is the appropriate
land division request. The subject site as a whole contains approximately 8.81 acres. The site will be
partitioned into two (2) lots; Parcel 1, west of the Kinsman right-of-way, will be approximately 2.05
acres; and Parcel 2, east of the Kinsman right-of-way, will be approximately 6.10 acres with a 0.66 acre,
right-of-way dedication. The right-of-way will serve as the dividing line between the proposed parcels.

Section 4.210. Application Procedure.
(.01)  Pre-application conference. Prior to submission of a tentative condominium, partition, or

subdivision plat, a person proposing to divide land in the City shall contact the Planning
Department to arrange a pre-application conference as set forth in Section 4.010.

A.  Preparation of Tentative Plat.

F2. Planning Staff met with the applicant for a Pre-application meeting on October 30, 2008 and
again on June 25, 2009. Staff provided the applicant with information regarding procedures and general
information having a direct influence on the proposed development, such as elements of the
Comprehensive Plan, existing and proposed streets, roads and public utilities. The applicant reviewed the
materials and followed with a tentative plat prepared by Scott Field, an Oregon licensed professional land
surveyor with NW Surveying. This provision is therefore satisfied..

B.  Tentative Plat Submission.

F3. The applicant’s submittal materials meet these code criteria as evidenced by Exhibit B, et. seq.
This provision is therefore satisfied.

D.  Action on proposed tentative plat:
2. Consideration of tentative partition plat. The Planning Director shall review and
consider any proposed land partition plat through the procedures for
Administrative Reviews specified in Section 4.030 and 4.035.

.F4. This code section requires the Planning Director review partition plats through the Administrative

Review procedures specified in Section 4.030 and 4.035. The applicable criteria are therefore
4.030(.01)B.6. and 4.035(.03)&(.04). Staff is referring this application to the DRB to ensure consistency
in the timing of this application with the proposed development on the resultant parcels. See review of
companion case files DB09-0047 through DB09-0053 of this report.

Section 4.030. Jurisdiction and Powers of Planning Director and Community Development Director.
(.01) Authority of Planning Director.

B.

6. Land partitions, other than expedited land divisions, pursuant to Section 4.210.
Approval of land partitions shall be based on all of the following findings of fact:
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Request F — Partition

a. The applicant has made a complete submittal of materials for the Director to
review, as required in Section 4.210;

F5. As provided in Finding F3, the applicant’s submittal materials meet the submittal requirements
of Section 4.210 as evidenced by Exhibit B. This provision is therefore satisfied.

b. The proposed plan meets the requirements of the Code regarding minimum lot
size and yard setbacks;

Fé6. The proposal includes a request for a Zone Change consistent with the Comprehensive Plan from
Residential Agricultural Holding ~ Industrial to Planned Development Industrial (PDI). A detailed
analysis of the proposed zone change can be found in Request A beginning on page 30. Below is a table
of the Code required minimum lot size and yard setbacks for the PDI zone as identified in Section
4.135(.06) of the Wilsonville Development Code. The submitted plans demonstrate that the proposal.
meets the required setbacks with the exception of the rear setback for Parcel 2 (Phase 1). The applicant
has requested a waiver to the rear setback for Buildings 3 and 4 of Phase 1. A detailed analysis of the
requested waiver can be found in Request G beginning on Page 129. Proposed development will be

required to comply with the requirements listed below as well as the plans approved with this action
together with conditions of approval.

_Table 12: PDI Standards

, No limit save and except as
Lot Size | shall be consistent with the 2.05 AC 6.10 AC
other provisions of this Code

No limit save and except as

CmIrleorta e shall be consistent with the 13% 34%
E¢ | other provisions of this Code
Front 30 ft. 30 ft. Approx. 86 ft.
Side - 30ft Approx. 130 ft. At least 54 ft.
Rear 30 ft. : Approx. 174 ft. 10.08 ft.
c. The approval will not impede or adversely affect the orderly development of
any adjoining property or access thereto;
F7. The applicant has not provided suinmary findings for this provision; however, Staff concludes

that approval of this partition will not impede the orderly development of adjoining property. Consistent
with the TSP, the applicant is proposing to develop SW Kinsman Road. Should redevelopment of
properties to the south occur, SW Kinsman Road will provide direct access from SW Wilsonville Road to
adjoining properties.

d. The public right-of-way bordering the lots or parcels will meet City standards;

F8. The subject site fronts on SW Wilsonville Road and is identified in the TSP as the location for the
Kinsman Road extension. Staff finds that SW Wilsonville Road is improved to current TSP and Public
Works standards; therefore, additional improvements are not warranted. Kinsman Road is identified in
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Request F - Partition

the TSP as a Minor Collector with the option of parking. Kinsman Road is also identified in the Bicycle
and Pedestrian Master Plan as a proposed Community Walkway and Bikeway. In particular it is
identified as Project C21, the Water Treatment Plant connection. According to the Bicycle and Pedestrian
Master Plan, “This project will extend the existing off-street path leading from the Water Treatment Plant
to the “T” intersection of Kinsman and Wilsonville Road. (It will) Provide(s) greater connectivity from
homes and business north of Wilsonville Road to the Water Treatment Plant and the proposed regional
Waterfront Trail.” Pursuant to the TSP, Minor Collectors with on-street parking are required to provide a
69-73 foot right-of-way which includes a 5-foot sidewalk, 6.5-foot planter strip, 8-foot parallel parking, 5-
foot bike lane and 12-foot travel lane on each side. The applicant is proposing a 73-foot right-of-way that
will extend from the existing traffic signal at SW Wilsonville Road to the south property line. The 73-
foot right-of-way will include a fifty (50) foot paved section which will accommodate 8-foot parallel
parking lanes and 5-foot bike lanes on both sides as well as two 12-foot travel lanes. The applicant is
proposing a 6-foot meandered sidewalk that will jog in and out of the public right-of-way. Conditions of
approval PDC16 and PFF4 will require that the applicant provide a public sidewalk easement to
accommodate those sections of the proposed sidewalk outside the public right-of-way. Conditions of
approval as well as review of construction documents through a Public Works Permit will guarantee
compliance with Public Works Standards.

e. Any required public dedications of land have been approved for acceptance by
the City and will be recorded with the County prior to final plat approval;

Fo9. As indicated previously, the proposal includes plans for the dedication of SW Kinsman Road.
Condition of Approval PDF2 will guarantee that all dedications have been approved by the City and will
be recorded with the County prior to final plat approval.

f- Adequate easements are proposed where an existing utility line crosses or
encroaches upon any other parcel to be created by the partition;

F10. Sheet C1.7, Preliminary Plat, of Exhibit B2 provides proposed easements. Conditions of
approval PFC2, PFC4, PFC23 and PFF1 will ensure that adequate easements exist were existing or
proposed utility lines cross property/parcel lines.

g All public utilities and facilities are available or can be provided prior to the
issuance of any development permit for any lot or parcel; and

F11.  As provided in Findings C10 through C16, public utilities and facilities are available or can be
made available to serve the site through a modest extension. Review of the Public Works Permit and

Condition of Approval PFC1 will ensure facilities meet the City’s Public Works Standards.

h. Roads extended or created as a result of the land division will meet City
standards.

F12. Review of the Public Works Permit and Condition of Approval PFC1 will ensure facilities meet
the City’s Public Works Standards.

C. Action on proposed tentative plat:

F13.  The proposed Tentative Subdivision, as seen on Plan Sheet C1.7 is included with this application
for review by the Development Review Board.
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F14. Any Conditions of Approval adopted by the Board shall be reflected on the final plat. The final
plat will not be approved by the City until all the conditions of approval adopted by the DRB for the
Tentative Subdivision are satisfied.

F15. The applicant must acknowledge the authority of the Board to limit the content of the deed
restriction or covenants.

F16. After approval of the Tentative Subdivision, a final plat must be prepared and submitted to the
Planning Division within two years if an extension is not provided.

D. Land division phases to be shown.

F17. Development of this partition is proposed in two (2) phases. In terms of actual construction, the
applicant has indicated that “This project will be developed in three phases, starting with the extension of
Kinsman Road which will occur as soon as possible after the final development approvals and issuance of
permits. Development of the easterly parcel will be the second phase, with the westerly parcel to follow.”
In acting on an application for tentative plat approval, the Planning Director or Development Review
Board may set time limits for the completion of the phasing schedule which, if not met, shall result in an

expiration of the tentative plat approval. A time limit is not warranted as the proposal includes a request
for development of the site.

E. Remainder tracts to be shown as lots or parcels.
F18. The proposal does not include remainder tracts. This provision is therefore not applicable.
Section 4.236. General Requirvements - Streets.

(.01) Conformity to the Master Plan or Map:

F19. As discussed in Finding F8, The subject site fronts on SW Wilsonville Road and is identified in
the TSP as the location for the Kinsman Road extension. Staff finds that SW Wilsonville Road is
improved to current TSP and Public Works standards; therefore, additional improvements are not
warranted. Kinsman Road is identified in the TSP as a Minor Collector with the option of parking.
Kinsman Road is also identified in the Bicycle and Pedestrian Master Plan as a proposed Community
Walkway and Bikeway. In particular it is identified as Project C21, the Water Treatment Plant
connection. According to the Bicycle and Pedestrian Master Plan, “This project will extend the existing
off-street path leading from the Water Treatment Plant to the ‘T’ intersection of Kinsman and Wilsonville
Road. (It will) Provide(s) greater connectivity from homes and business north of Wilsonville Road to the
Water Treatment Plant and the proposed regional Waterfront Trail.” Pursuant to the TSP, Minor
Collectors with on-street parking are required to provide a 69-73 foot right-of-way which includes a 5-
foot sidewalk, 6.5-foot planter strip, 8-foot parallel parking, 5-foot bike lane and 12-foot travel lane on
each side. The applicant is proposing a 73-foot right-of-way that will extend from the existing traffic
signal at SW Wilsonville Road to the south property line. The 73-foot right-of-way will include a fifty
(50) foot paved section which will accommodate 8-foot parallel parking lanes and 5-foot bike lanes on
both sides as well as two 12-foot travel lanes. The applicant is proposing a 6-foot meandered sidewalk
that will jog in and out of the public right-of-way. Condition of approval PFF4X will require that the
applicant provide a public sidewalk easement to accommodate those sections of the proposed sidewalk
outside the public right-of-way. Conditions of approval as well as review of construction documents
through a Public Works Permit will guarantee compliance with Public Works Standards.
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(-02) Relation to Adjoining Street System.

F20.  As identified by this provision, a land division shall provide for thé continuation of the principal
streets existing in the adjoining area, or of their proper projection when adjoining property is not
developed, and shall be of a width not less than the minimum requirements for streets set forth in these
regulations. The subject site is identified in the TSP as the location for the Kinsman Road extension.
Furthermore, the Wilsonville Road/Kinsman Road intersection is already improved to City standards at
this location. - The road improvements were completed as a part of the (insert year here) improvement of
SW Wilsonville Road. The proposal includes plans for the continuation of the stub street to the south
property line. The TSP identifies SW Kinsman Road as a Minor Collector requiring a 69-73 foot right-
of-way. The Bicycle and Pedestrian Master Plan also identifies this segment of SW Kinsman Road as a
proposed Community Walkway and Bikeway. The applicant is proposing a 73 foot right-of-way
sufficient to include a sidewalk and bike lane.

(:03) All streets shall conform to the standards set forth in Section 4.177 and the block size
requirements of the zone.

F21. A detailed discussion of Section 4.177 can be found on page 92 of this report.

F22. The PDI Zone is subject to the same block and access standards as the PDC Zone, Section
4.131(.02) and (.03). A detailed discussion of these provisions can be found beginning-on page 50 of this
report.

(.04) Creation of Easements:

F23.  Section 4.236(.04) enables the Planning Director or Development Review Board to approve
easements when such an easement is the only reasonable method by which a portion of a lot large enough
to allow partition may be provided with vehicular access and adequate utilities. The provision goes on to
say that if the lot is large enough to divide into more than two (2) parcels a street dedication may be
required. The subject site is large enough to divide into more than two (2) parcels and is identified in the
TSP as the location for the Kinsman Road right-of-way. The proposal is for a two (2) parcel partition
with a street dedication. The proposal also includes plans for water and sewer easements to provide
utilities to each building. Conditions of approval PFC1 and PFC4 will guarantee that the easements meet
Public Works Standards. :

(-05) Topography:

F24. This provision requires that the layout of streets give suitable recognition to surrounding
topographical conditions. With the exception of the Seely Ditch that runs along the west property line,
the subject site is relatively flat. The proposal includes plans for the dedication and construction of SW
Kinsman Road. The applicant proposes to extend the street south from the existing improved intersection
at SW Wilsonville Road. Staff finds that the proposed street includes a horizontal curve to match existing
grades. This provision is therefore satisfied.

(.06) Reserve Strips: The Planning Director or Development Review Board may require the
applicant to create a reserve strip controlling the access to a street. Said strip is to be placed
under the jurisdiction of the City Council, when the - Director or Board determine that a strip
1S necessary:

A. To prevent access to abutting land at the end of a street in order to assure the proper
extension of the street pattern and the orderly development of land lying beyond the

street; or
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B. To prevent access to the side of a street on the side where additional width is required to
meet the right-of-way standards established by the City; or

C. To prevent access to land abutting a street of the land division but not within the tract or
parcel of land being divided; or

D. To prevent access to land unsuitable for building development.

(.07 Future Expansion of Street: When necessary to give access to, or permit a satisfactory future
division of, adjoining land, streets shall be extended to the boundary of the land division and
the resulting dead-end street may be approved without a turn-around. Reserve strips and
street plugs shall be required to preserve the objective of street extension.

(.08) Existing Streets:

F25. As indicated previously, the subject site fronts on SW Wilsonville Road which is currently built
to Public Works Standards and does not warrant additional width. It should be noted that the proposal
does include the extension of SW Kinsman Road consistent with the TSP.

(.09) Street Names:

F26. The submitted preliminary plat identifies the proposed right-of-way as “Kinsman Road”. This is
consistent with the TSP and established name system within the City. This provision is therefore
satisfied.

Section 4.237. General Requirements — Other.

(-01) Blocks:

F27. This property is within the PDI zone and is subject to the block and access standards of the PDC
zone. A detailed discussion regarding block and access standards can be found in Finding B35 beginning
on page 51 of this report.

(02) E asements:
A. Utility lines.

F28. The applicant has not provided summary findings relative to this provision. Condition of
Approval PDF3 will guarantee compliance with this provision.

B. Water courses.

F29. As indicated previously, the western 1/10 of proposed Parcel 1 (Phase 2) is mapped within the
Significant Resource Overlay Zone (SROZ). This mapping is in response to an existing drainageway,
Seely Ditch, which runs along the west property line. This provision requires that where a land division
is traversed by a water course, drainage way, channel or stream, there shall be provided a storm water
easement or drainage right-of-way conforming substantially with the lines of the water course, and such
further width as will be adequate for the purposes of conveying storm water and allowing for maintenance
of the facility or channel. The applicant has proposed a stormwater easement to cover the proposed water
quality facility on Parcel 1; however, the plans do not include an easement to cover the entire
drainageway. Condition of approval PDF4 will require that the applicant provide an easement or drainage
right-of-way conforming substantially to the Seely Ditch drainage way.
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(.03) Pedestrian and bicycle pathways.

F30. A detailed discussion regarding pedestrian circulation can be found in Finding B35.d. on page 52
of this report. I should be noted that because the proposal does not include residential development,
Section 4.131(.03) does not impose maximum block lengths. It should also be noted that SW Wilsonville
Road and SW Kinsman Road are identified in the Wilsonville Bicycle and Pedestrian Master Plan as an
existing and propose Community Walkway and Bikeway, respectively. SW Wilsonville Road is
developed to current standards and Condition of Approval PFC20 and PFC29 will guarantee provisions
for a bicycle lane on SW Kinsman Road.

(.04) Tree planting.

F31. Plan Sheet L1.0 - Landscape Plan shows proposed street tree plantings. Proposed street trees
meet the minimum size requirements of Section 4.176(.06)D.1., however, the proposed street trees are
outside the right-of-way and Public Utility Easement. Condition of Approval PDFS5 will require that the
applicant provide an easement or other document guaranteeing the City the right to enter the site and
plant, remove, or maintain approved street trees.

(.05) Lot Size and shape.

F32. Pursuant to this provision, lots shall meet the requirements of the zone where they are located.
The proposal includes a request fof a zone change to Planned Development Industrial (PDI). Pursuant to
Section 4.135(.06) has no limit save and except it shall be consistent with the other provisions of this
code. This report demonstrates that the development meets the provisions of the Code directly or through
conditions of approval. This provision is therefore satisfied.

(.06) Access.
F33. This code section requires that the division of land be such that each lot meets the minimum
frontage standards of the zone. The PDI zone does not specify a minimum frontage requirement;
therefore, this provision is not applicable. :

(-07) Through lots.

F34. The proposed partition does not create through lots as defined in Section 4.001.153. This
provision is therefore not applicable.

(-08) Lot side lines.
F35.  The horizontal curve of the proposed Kinsman right-of-way creates a challenge from a lotting
pattern standpoint. Based upon the curve, as far as practicable, proposed side lines of lots run at right
angles to the streets upon which the lots face meeting code.

(.09) Large lot land divisions.
F36. The proposed tentative plat does include a large tract.

(.10) Building line.

F37. No speﬁial building lines are proposed.
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(.11) Build-to line.

F38. No special build-to lines are proposed.
(J 2) Land for public purposes.

F39. No land for public purposes is proposed.

(.13) Corner lots.

F40. The applicant has not provided summary findings for this provision. Proposed Parcels 1 and 2
are by definition “corner lots”. Dedication of the Kinsman Road right-of-way results in the creation of
corner lots. Condition of approval PDF6 will require that both parcels have a corner radius of not less
than ten (10) feet and meet Public Works Standards. This provision is therefore satisfied.

Section 4.262. Improvements - Requirements.

(.01) Streets. Streets within or partially within the development shall be graded for the entire
right-of-way width, constructed and surfaced in accordance with the Transportation
Systems Plan and City Public Works Standards. Existing streets which abut the
development shall be graded, constructed, reconstructed, surfaced or repaired as
determined by the City Engineer.

F41. The applicant has submitted a preliminary Grading and Erosion Control Plan as well as
preliminary plan and profile for SW Kinsman Road (See Exhibit B2, Sheets C2.0-2.2 and P0.0-7.0) to
demonstrate accordance with the Transportation Systems Plan and City Public Works Standards. The
City Engineer is required to review and approve all construction plans for public improvements prior to
construction and inspect the completed improvements to insure that requirements such as these are met.
Final compliance with this standard will be met at the time of development as monitored by the City
Engineer through the Public Works Permit process.

(:02)  Curbs. Curbs shall be constructed in accordance with standards adopted by the City.

F42. The City Engineer is required to review and approve all construction plans for public
improvements prior to construction and inspect the completed improvements to insure that requirements
such as these are met. Final compliance with this standard will be met at the time of development as
monitored by the City Engineer through the Public Works Permit process.

(.03) Sidewalks. Sidewalks shall be constructed in accordance with standards adopted by the City.

F43. The City Engineer is required to review and approve all construction plans for public
improvements prior to construction and inspect the completed improvements to insure that requirements
such as these are met. Final compliance with this standard will be met at the time of development as
monitored by the City Engineer through the Public Works Permit process.

(.04) Sanitary sewers. When the development is within two hundred (200) feet of an existing
public sewer main, sanitary sewers shall be installed to serve each lot or parcel in accordance
with standards adopted by the City. When the development is more than two hundred (200)

feet from an existing public sewer main, the City Engineer may approve an alternate sewage
disposal system.
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F44. Submitted preliminary utility plans (See Exhibit B2, Sheets C3.0~C4.0 and P0.0-7.0) illustrate
existing and proposed sanitary sewer lines. The submitted plans demonstrate that the development is
within two hundred feet of an existing public sewer main or can be serviced through a modest extension
of existing lines. The proposal includes a request to connect to an existing manhole in that line to serve
Parcel 2. Sewer service for Parcel 1 will come from the existing public main that runs along the west side
of the development site. The City Engineer is required to approve all construction plans for the sanitary
sewer system prior to construction to insure that they comply with City standards. This must be met at the
time of development as monitored by the City Engineer. Approval of a final plat must be met upon
compliance with the Public Facilities (PF) Conditions of Approval.

(:05) Drainage. Storm drainage, including detention or retention systems, shall be provided as
determined by the City Engineer.

F45.  Each new development is responsible for mitigating its impacts on the public stormwater system.
Pursuant to Section 301.4.02 of the City of Wilsonville Public Works Standards, on-site facilities shall be
constructed when the proposed development establishes or increases the impervious surface area by more
than 5,000 square feet. The proposal is for approximately 270,999 square feet of impervious surface
including building pads, access drives and parking as well as 28,941 of new roadway (Kinsman Road).
This exceeds the required 5,000 square feet.

According to City records there is a 48-inch storm mainline in Wilsonville Road with several stubs to the
site. The site drains generally northeast to southwest; therefore, the proposal includes plans to collect
runoff from Parcel 2 (Phase 1) through a system of catchbasins and swales to a manhole on the southwest
corner of Parcel 2 and pipe it west, across the proposed Kinsman right-of-way to a water quality swale on
Parcel 1 which will outfall directly into Seely Ditch.

The design engineer for this development will be required to submit documentation for review and
approval by the City’s authorized representative, of the downstream capacity of any existing storm
facilities impacted by the proposed development. Condition of approval NRC7 and the Public Works
Standards will guarantee compliance with this provision.

(:06)  Underground utility and service facilities. All new utilities shall be subject to the standards
of Section 4.300 (Underground Utilities). The developer shall make all necessary
arrangements with the serving utility to provide the underground services in conformance
with the City's Public Works Standards.

F46.  All utilities can be extended from existing underground lines in SW Wilsonville Road, Sanitary
the existing sanitary sewer line that runs along the west edge of Parcel 1, or the existing sanitary sewer
easement immediately south of the subject site. The applicant has provided summary findings and
drawings demonstrating that proposed utilities will be underground. Condition of approval PDB3 will
guarantee that Subsection 4.118(.02) is met.

(:07)  Streetlight standards. Streetlight standards shall be installed in accordance with regulations
adopted by the City.

F47.  Streetlights shall be installed in accordance with City standards and including PGE approved
fixtures and luminaries. Condition of approval PFC33 will guarantee compliance with this provision.
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(.08) Street signs. Street name signs shall be installed at all street intersections and dead-end signs
at the entrance to all dead-end streets and cul-de-sacs in accordance with standards adopted
‘by the City. Other signs may be required by the City Engineer.

F48. The applicant has not provided summary findings relative to this provision. Staff has determined
that street name signage was installed as a part of the Wilsonville Road public improvements. Additional
street signs at the intersection of SW Wilsonville Road and SW Kinsman Road are not warranted. Staff
notes that the proposal includes plans for the extension of SW Kinsman Road to the south property line,
~ but does not propose extension beyond that point. Because the street will not provide an immediate
connection Staff is recommending that the applicant install signs at the terminus of SW Kinsman Road.
Condition of approval PFC32 will guarantee compliance with this provision.

(.09) Monuments.

F49. Monuments shall be placed at all lot and block corners, angle points, points of curves in streets, at
intermediate points and will be of such material, size, and length as required by State Law (General
Requirements). Any monuments that are disturbed before all improvements are complete must also

comply with the requirements of State Law and must be installed by the developer and accepted by the
City.

(10) Water.

F50. Water mains and fire hydrants must be installed to serve each parcel in accordance with City
standards. The applicants have provided drawings demonstrating placement of water mains and fire
hydrants (See Exhibit B2, Sheets Al.1, C1.5, P4.0 or P5.0, ). The City Engineer is required to
approve all construction plans for the water system prior to construction to insure that they comply
with City standards. This must be met at the time of development as monitored by the City Engineer.
Compliance with the Public Facilities (PF) and Building Division (BD) Conditions of Approval must
be met prior to approval of the Final Plat.

Development Review Board, Panel A Staff Report - Exhibit Al April 12, 2010A4pril-5-20403uly-20:-2069
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Request G ~ Setback Waiver

REQUEST G
DB09-0053: CLASS 3 SETBACK WAIVER
CONCLUSIONARY FINDINGS

L]
Proposed Buildings 3 and 4 are setback 10° from the south property line; the minimum rear
setback in the PDI zone is 30°.

Section 4.118 Standards Applying to All Planned Development Zones: ;

(.03) Notwithstanding the provisions of Section 4.140 to the contrary, the Development Review
Board, in order to implement the purposes and objectives of Section 4.140, and based on
findings of fact supported by the record may:

A. Waive the following typical development standards:

- 3. height and yard requirements;

G1.  This proposal includes a request for a waiver from the rear setback requirement of Section
4.135(.06)D. Section 4.135(.06)D requires a rear yard setback of 30 feet. The applicant proposes to
reduce that setback to ten (10) feet. Pursuant to Section 4.118(.03)A.8. the height of buildings can be
waived in order to implement the purposes and objective of Section 4.140, and based on findings of fact
supported by the record. The applicant has provided findings that the decreased setback is “due to the
relatively limited depth of the site in a north-south dimension, and the resulting building layout
constraints.” Below is a detailed analysis of the purpose and objectives of Section 4.140.

Section 4.140 Planned Development Regulations

(.01) B. Purpose

1. To take advantage of advances in technology, architectural design, and functional land use
design: :

2. To recognize the problems of population density, distribution and circulation and to allow
a deviation from rigid established patterns of land uses, but controlled by defined policies
and objectives detailed in the comprehensive plan;

3. To produce a comprehensive development equal to or better than that resulting from
traditional lot land use development.

4. To permit flexibility of design in the placement and uses of buildings and open spaces,
circulation facilities and off-street parking aveas, and to more efficiently utilize potentials
of sites characterized by special features of geography, topography, size or shape or
characterized by problems of flood hazard, severe soil limitations, or other hazards;

5. To permit flexibility in the height of buildings while maintaining a ratio of site area to
dwelling units that is consistent with the densities established by the Comprehensive Plan
and the intent of the Plan to provide open space, outdoor living area and buffering of low-
density development.

6. To allow development only where necessary and adequate services and facilities are
available or provisions have been made to provide these services and fucilities.

7. To permit mixed uses where it can clearly be demonstrated to be of benefit to the users and
can be shown to be consistent with the intent of the Comprehensive Plan.

8. To allow flexibility and innovation in adapting to changes in the economic and
technological climate.

Development Review Board, Panel A Staff Report - Exhibit Al April 12, 2010Ap+-5-2010July 26,2000
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Request G ~ Setback Waiver

G2. The applicant has provided summary findings that “This application package is explicitly
consistent with the purposes of the PD process, in that it addresses a significant parcel of land with an
overall master plan and it provides for a mix of activities through the design. The PD provisions allow the
opportunity to address the specific site issues described in a preceding section with respect to the south
building setback, which is consistent with the purpose. of this section.” In the preceding section, the
applicant provided that “This waiver is requested due to the relatively limited depth of the site in a north-
south dimension, and the resulting building layout constraints. Specifically, if one starts from the
Wilsonville Road right of way and moving south provides the required landscape area, a double-loaded
parking aisle, a "flex" building, a trucking area, and an industrial building, it is not possible to both meet
the dimensional standards of the Code and also provide building dimensions appropriate to the uses
expected.” If sufficient depth existed to provide circulation south of Building 3 and 4, given existing
vegetation immediately south of the subject site and distance from the right-of-way, Staff finds that the
area would be more vulnerable to crime than the current configuration. Deviation from setback permits
flexibility in the placement of buildings thereby providing an open circulation system i.e. centralized
truck loading courtyard, resulting in good site surveillance for loading docks.

The appliéant adds that the intent of the 30-foot building setback is to "preserve open areas between
buildings and other properties, notwithstanding that such areas may be used for vehicle areas if provided
with appropriate perimeter landscaping. In this particular case, there is an existing 20-foot wide public
sewer easement along the entire north side of the abutting property to the south of the subject site. Since
this easement is permanent, it ensures that there will always be no less than 30 feet between the proposed
building and any future building on the property to the south, even if the DRB were to approve a waiver
to reduce the building setback on the adjacent property to the maximum extent possible.” Staff finds that
it is unlikely that the public sanitary sewer line would be abandoned or relocated thereby resulting in the
abandonment of the easement.

The Applicant goes on to state that “Vegetative buffering is not inherently required as a result of a 30-foot
setback. However, the setback area does provide some degree of buffer between uses even if not fully
landscaped, so a part of meeting the intent of the setback in this area is addressed by increased
landscaping in the proposed 10-foot wide area. The increased landscape standard for this area is shown on
the landscape plan.” Staff finds that landscaping of at least 15% of the site is required; therefore,
vegetative buffering is inherently required as a result of the 30-foot setback. The landscape requirements
of Section 4.176, specifically Section 4.176(.01)E., take into consideration buffering of adjacent
properties recognizing the reduction of visual, noise and lighting impacts of development on abutting sites
Or uses. :

In order to mitigate the reduced setback, Staff is recommending additional buffering consistent with the
High Screen Buffer Standards of Section 4.176(.02)E. A detailed discussion of landscape buffering can
be found in Section 4.176(02)E. on page 89.

Staff further notes that the south fagades of Buildings 3 and 4 are relatively blank, therefore, Staff is
recommending that the applicant continue the paint banding treatment to the south -elevation.
Specifically, by utilizing the proposed color palette; paint P-1 (Miller Paint Strafford Brown) above 10’
above finished floor and paint P-2 (Miller Pain Barn Rafter) below 10’ above finished floor. Condition of
approval PDG1 will help to mitigate the decreased setback and provide visual interest from adjacent
properties.

With Conditions of Approval, Staff finds that this design produces a comprehensive development equal to
or better than that resulting from building layout that respects building setbacks. Staff therefore supports
a ten (10) foot setback along the south edge of Parcel 2.

Development Review Board, Panel A Staff Report - Exhibit Al April 12, 201 0Ap#il-5-2010Fuly20-2009
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Exhibit A2

WILSONVILLE TRANSPORTATION
SYSTEM PLAN - FIGURE 4.8
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Figure 4.8

S u b.'eCt S 'te 2020 Alternative 2 Arterial and Collector Classifications

(adopted by City Council June 2, 2003)
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Exhibit A3
CASE FILE 99AR02

(On File, Available on Request.
A copy will be available at the hearing.)
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Exhibit A4
CASE FILE 98CE12

(On File, Available on Request.
A copy will be available at the hearing.)
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Exhibit A5

K IRMETTE, PANEL 242 OF 1175
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Exhibit A6
POWERPOINT PRESENTATION

(To be presented at the 4/12/10 DRB
meeting.)
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Figure 48

Subject Site s anmatve 1 Arertd and Cotector Camitonn
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Exhibit A7

STAFF MEMORANDUM
DATED APRIL 12, 2010
RECOMMENDING

AMENDMENTS TO THE STAFF REPORT |

AND
IN CLUDING REVISED RESOLUTIONS
NO. 194
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TO: Development Review Board Members — Panel A
FROM: Kristy Lacy, Associate Planner
SUBJECT: Wilsonville Road Business Park

~ (DB09-0047 through DB09-0053 and DB10-0001)
DATE: April 12, 2010

Dear Board Member,

It has come to my attention that there are some errors and/or areas in the submitted resolution that require
amendment. I am recommending amending the resolution as attached. Please note that additional
language is identified in bold, italic and deleted language is straelethrough.

In addition to proposed changes to the resolution, I am recommending amending the following language
in the Staff Report (Exhibit Al) as noted. Please note that additional language is identified in bold, itafic
and deleted language is struelethrough. This memorandum will be included in the Staff Report as Exhibit
A7.

e Page 9 of 129, Condition of Approval PDB12 — Should be amended as follows:

Phase 1 shall mcIude landscapmg on lhe Phase 2 site, including the SROZ mitigation,
stormwater outfall area, and field grass seeding in the future development area as shown
on the submitted landscape plan. A final landscape plan shall be submitted through a
Class I Administrative review, which in addition to the landscaping as noted shall add
plant materials as required along both street frontages (SW Wilsonville Road and SW
Kinsman Road) in order to result-in a five-foot wide Low Screen Landscape of Section
4.176(02)D. Staff recommends that the Applicant/Owner utilize plantings similar to Phase 1; Otto
Luyken, Escallonia and Red Sunset Maple. It should be noted that Based upon a recent site visit,
Staff notes that there are some existing shrubs planted on the north edge of Phase 2 (Parcel 1)
immediately south of the ex1st1ng sidewalk. The apphcant is pemntted to uuhzc thosc plantmgs to

meet this requirement. af-Sha
&Glass—iﬁdmtmﬁ%m&ve—m See Fmdmgs B49 C8 and C34

DRB Panel A — Wilsonville Road Business Park Amendments City of Wilsonville
. Exhibit A7
Exhibit A7 DB09-0047
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s Page 12 of 129, Condition of Appréval PDD3 — Should be amended as follows:

i itdi 4-3 eVvised vié i .Inthej'naldes:gn,
the NE corner of Butldmg 3 and the NW corner of Butldmg 4 shall incorporate brick in an
area and amount sufficient to relate the design of these buildings to the brick theme

. included for the storefronts on Buildings 1 and 2. In addition, the final paint scheme will
provide a brick red painted band in the storefront areas of these buildings to provide a

_ design relationship to the brick storefronts in Buildings 1 and 2. Paint color shall be
submitted through a Class 1 Administrative review.

» Page 18 of 129, Condition of Approval PFC28 — The fifth paragraph should be amended as _
follows:

The City has—entered—inte shall negotiate a development agreement with the Applicant which
specifies the City is responsible for 50% of the dedication and street construction costs plus
reimbursement to the Applicant for upgrading their 50% of the street from asphalt to concrete. This

cost sharing is roughly proportionate to the impacts created and of benefits received by the proposed
development,

» Page 25 of 129, the following exhibit is added to the record (see attached)

Dl.c. E-mail from David Bernert to Kristin Retherford, Urban Renewal Manager;
dated April 5, 2010

« Pages 102-129: It has been brought to Staff’s attention that the footer on pages 102-129
contains an error and should be amended, specifically the date and title.
The date and title should be amended as follows (change applies to pages

102 through 129):
Development Review Board, Panel A Staff Report - Exhibit Al April 5, 2010 3uiy-20;:-2069
Wa-Self Sterage—Just-Steredt Wilsonville Road Business Park Page 2 of 2
DRB Panel A — Wilsonville Road Business Park Amendments Page 2 of 2
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Exhibit A8

WILSONVILLE TRANSPORTATION
SYSTEM PLAN - FIGURE 4.7 2020
ALTERNATIVE 2,
RECOMMENDED ROADWAY
~ NETWORK, ADOPTED BY CITY
COUNCIL JUNE 2, 2003, REFERENCED
BY COMMUNITY DEVELOPMENT
DIRECTOR MICHAEL BOWERS DURING
HIS TESTIMONY BEFORE THE BOARD.
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Exhibit B1

APPLICATION
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CITY OF WILSONVILLE
29799 SW Town Center-Loop East
Wilsonville, OR 97070 :
Phone: 503. 682 4960
Fax 503. 682 /025
Web: www cx “’llSOI‘]V!“C or.us

- Pre-Application meeting date: _

TO BE COMPLETED BY APPLICANT:
Please PRINT legibly

Planning Division
Development Permit Application

Final o¢rion on development application or zone change is requeired within 120
days in accordonce with provisions of ORS 222.175

A pre application conference is normally.reguied prior 10 submitial of an
application. Please visit the Ciry's website for submittaf requirements

Incomplete applications will net be scheduled for public hearing until oll of the
required materigls are submisted.

Legal Property Owaner’s Name:

/)C—!f 1 Nw
Address: g,.-@ s 0511__': HLT75
BEAEX N OR. FIC0S

Prote £+ t—”j ;P

ot

Authorized Representative:

MU JEV e Greexif ; GENE ML

Address: D sw) EELEC /LT
T2y, o G7Ee3

Phone :'4«52537/ & 2@—3523'0

SB) GV - el

Phone: @3/64% ~0OS5 2

Fax: Fax: _ Gp3/ 24 - 7
E-mail: - .5 E-mail:_cenNeE & MPePC. . Coaq

. pdi: h
Property Owner or // 5 Name 4, P /
Authonized Slgnamre 7’77 /Z /é 7~ /\" Printed oA1 S”ﬁ -~ Date ¢ 2“?
Title: ﬂ(‘ﬂ (i

Site Location and Descriptlon:
Project Address if Available:

PP S (M CTp LA D

Suite/Unit

Project Location: G/ C-SCANMLE £t AT (iNSiionN LD -

Tax Map #(s): 35S~/ -2 Tax Lot #(s):

(oD < Loy

County: 1 Washington }¢Clackamas

Request: ~
TUX2 LT PARIITI

Project Type: Class]1 Z ClassIIC  Class I X

7 Villebois PDP
i1 Other

7 Villebois SAP
}( Zone Map Amendment

J Residential J Comumercial J¢ Industrial ": Other (describe below)
Appl}caiion Type: . ;
") Annexation it Appeal 2 Comp Plan Map Amend L' Conditional Use

7 Final Plat 71 Major Pantition ¥ Minor Partition 7. Parks Plan Review

Z: Plan Amendment }‘(P)ann.ed Development [ Preliminary Plat [J Request to Modify Condition
" Request for Special Meéting  T: Request for Time Extension T Signs ;\'/Sil_c Design Review

=~ SROZ/SRIR Review .+ Staff Interpretation ,’X"Stagel Master Plan )fSlage 1 Final Plan

4 Tsrpe C Tree Removal Plan 1 Tree Rcrﬂc;val Permit (B or C) 7% Temporary Use = Variance

i Villebois FDP

;Z'Wasm

FOR STAFFUSE ONLY:

Application Rec'd: Check #:

Application Complete: _ By:

File No (s)

NiplanningNew Web Si1e\2007 Manual\Word & Excel Versionst6.DevPermitdoc

Exhibift B1
DB9-0047
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Exhibit B2

NARRATIVE & PLAN SET
Revised December 7, 2009 - Reduced size and
full size |

(SUBMITTED UNDER SEPARATE
COVER)
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- Exhibit B3

" COLOR & MATERIALS BOARD
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Exhibit B4
SUPLEMENTAL FINDINGS WITH

RESPECT TO CITY OF WILSONVILLE
' ORDINANCE 674 |
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WILSONVILLE ROAD BUSINESS PARK
Supplemental Findings With Respect to City of Wilsonville Ordinance 674

January 25, 2010

The following findings have been prepared by Lans Stout, Planning Consultant with T.M.
Rippey Consulting Engineers, at the recommendation of Wilsonville City staff. The
purpose of this document is to address the Development Code revisions implemented by
Ordinance 674, which was adopted by City Council November 16, 2009, with an
effective date of December 16, 2009. This ordinance included provisions which address
the standards of Metro Title 13.

The application package for the Wilsonville Road Business Park was prepared with the
knowledge that Ordinance 674 was in process, and the draft provisions were taken into
account in the design as submitted. Since the application was originally submitted in
October 2009, well prior to the effective date of the Ordinance, the revised Code
provisions do not technically apply to the application. Further, according to City staff the
prior provisions of the SROZ section of the Code have been found to be in substantial
compliance with Title 13, so the revisions were not significant in terms of technical
requirements. Therefore, through compliance with the prior Code standards and by
considering the new provisions in the design, the application is in substantial compliance
with the Ordinance 674 requirements as well as Metro Title 13 itself.

The following findings will address the specific provisions of Section 4.139 of the Code,
as amended by Ordinance 674, which may apply to the Wilsonville Road Business Park:

Section 4.139.03.05 Habitat-Friendly Development Practices.

This section of the Code applies to projects which include development in the
SROZ or the SROZ Impact area. The application includes minor grading in the SROZ for
the stormwater system outfall, as well as parking in the Impact Area, so this Code section
applies. The design submitted for this project incorporates a number of the practices
described in Table NR-2, including the use of permeable paving in the parking area
which is within the SROZ Impact Area, stormwater treatment within the public right of
way and minimizing the area devoted to paving. The design also protects the waterway
and wetlands by minimizing the area to be affected by work, and by restoring vegetation
in the SROZ area.

Section 4.139.05 Significant Resource Qverlay Zone Map Verification.

This section of the code specifies the manner in which the SROZ area may be
determined and verified by the City and the applicant for a development approval. In the
current case, the SROZ is established by the location of the jurisdictional wetland, which
was determined by the applicant’s consultant and verified by the applicable agencies. The
agencies and the applicant/owner have concurred on the location of the SROZ.

: City of Wilsonville
Exhibit B4
DB0Y-0047
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Section 4.139.06 Significant Resource Impact Report and Review Criteria.

The SRIR applies in cases where impacts of a development application are found
to need evaluation to determine if additional review or mitigation is necessary. In cases
where the Director can clearly determine that development is only in the Impact Area,
and there is no impact on the Significant Resource, the development can be permitted
without SRIR review. The current application proposes impact only to the extent of
parking in the Impact Area and mitigated grading for the stormwater outfall in the SROZ,
so it has been concluded by the Director that an SRIR is not required.

Section 4.139.07 Mitigation Standards.
This section applies to encroachments into significant habitat areas, and since no

such impacts are proposed by this application, the provisions of this section do not
technically apply. Nevertheless, it is noted that a mitigation landscape plan for restoration
of the SROZ area has been proposed, which meets the intent of subsection .02 (E).
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Exhibit BS
MEMO FROM CURT TROLAN,

MILDREN DESIGN GROUP, PC;
| DATED 03/19/10.
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MILDREN DESIGN GROUP, PC.
Akfgg‘(')r%{'{ﬁe\:elasgﬁ,c ul:%éq 2 ©

Tigard, Oregon 97223
Voice: 503-244-0552 Fax 503-244-0417

MEMO

To: City of Wilsonville Date: Mazrch 19, 2010
Attention: Kiristy Lacy

Copy to:

Project Name: \*/ilsonville Road Business Park Project Number: 108131
Subject: Signage Options

This memo will clarify the various signage options at the Wilsonville Road Business Patrk. The full size
elevations in the submittal show some of these options, and the sheets accompanying this memo identify
others. The total wall signage for buildings 1, 2, 3 and 4 is 600 sf total based on the exception requested and
recommended for approval by the staff. The 600 sf total sign area is divided by 23 entry locations allowing
26 sf for each entry (598 sf in reality). Tenants which occupy more than one tenant bay have up to 26-sf per
entry door. Signage may be smaller than the maximum listed sizes.

Tenant signage above entry door:

Signage above the entry door will be within the area'above the door in the B2 brick location at buildings 1 and
2 or between the vertical reveal at buildings 3 and 4. Tenants with only one bay with signage above the entry
door can not extend beyond the demising wall line which is located at the mid point of the B2 brick at the
entry at buildings 1 and 2 or half way between the reveals at buildings 3 and 4. Fora 1 bay tenant with signage
over the entry door there are 2 sizes available which consist of 8'-8" wide by 3'-0" tall or 10'-0" wide by 2'-7"
tall. Both of these signs fall under the 26 sf per tenant. See figure 1 for examples of this option.

Tenant signage at the concrete panel adjacent to the entry door:

Signage is allowed at the concrete panel adjacent to the entry door. At this condition the space above the entry
doot will not have signage aboveit. The adjacent tenant is not allowed to extend their signage into the unused
space. For a 1 bay tenant with signage at the concrete panel adjacent to the entry door there are 4 sizes
available which consist of 17'-4" wide by 1'-6" tall, or 13'-0" wide by 2'-0" tall, or 10'-0" wide by 2'-7" tall or
8'-8" wide by 3'-0" tall. These signs are to fall under the 26 sf per tenant. See figures 2 and 3 for examples
this option.

End bay signage for 1 sign:

Signage at the end bay of all the buildings is allowed within the entire space above the entry and need not share
the space above the entry with another tenant. The signage above the entry must fit within the B2 brick above
the entry at buildings 1 and 2 and at the west end of building 4, or fall between the reveals at building 3 or the
east end of building 4. For a 1 bay tenant with signage over the entry door at the end bay of the building there
are 4 sizes available which consistof 17'-4" wide by 1'-6" tall, or 13'-0" wide by 2'-0" tall, or 10'-0" wide by2-7"
tall or 8'-8" wide by 3'-0" tall. These signs are to fall under the 26 sf per tenant. The end bay signage can locate
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the signage in the concrete panel adjacent to the entry door similar to the previous option discussed or on the
wall panel around the corner from the entry. See figure 4 for examples of this option.

End bay signage for tenants with 2 signs:

Signage at the end bay of all the buildings is allowed to use smaller signage areas and have multiple signs as
long as the total area of the signage falls within 26 sf per tenant. The signage is allowed above the entry within
the B2 brick above the entry at buildings 1 and 2 and at the west end of building 4, or between the reveals at
building 3 or the east end of building 4. A second sign is allowed to be located in the B2 brick area above the
storefront windows around the corner from the entry at buildings 1 or 4 or above the storefront windows
around the corner from the entry at buildings 2 or 3. For a 1 bay tenant with 2 signs there are 4 sizes available
which consist of 13'-0" wide by 1'-0" tall, or 8'-8" wide by 1'-6" tall, or 5'-6" wide by 2'-0" tall, or 5'-2" wide
by 2'-6" tall or 4'-4" wide by 3'-0" tall. The total area of the signs is to be under the 26 sf per tenant. The end

bay signage can also be located in the concrete panel adjacent to the entry door. See figure 5 for examples of
this option.

Tenants with more than 1 bay:

Signage for tenants with more than 1 bay is allowed up to 26 sf per bay occupied. For tenants which have 2
bays where the entry doors are located at the same storefront opening the tenant is allowed to use the entire
space above the entry. The signage above the entry must fit within the B2 brick above the entry at buildings
1 and 2 and at the west end of building 4, or fall between the reveals at building 3 or the east end of building
4. For a 2 bay tenant with signage over the entry door at the end bay of the building there are 3 sizes available
which consist of 20'-0" wide by 2'-7" tall, 17'-4" wide by 3'-0" tall, or 13'-6" wide by 4'-0" tall. These signs are
to be under the 52 sf for 2 bays. The signage can be located in the concrete panel adjacent to the entry door
similar to the previous option discussed using the sizes available to 2 bay tenants. Tenants with more than one
bay are allowed to have more than 1 sign using any of the signage sizes previously discussed as long as the total
signage area does not exceed 26 sf per bay occupied. For tenants which occupy mote than 1 bay, however, the
entries are located at different storefront openings the tenant will be only be allowed to use the area directly
above the storefront not extending beyond the midpoint of the entry panel similar to single bay tenants, or they
are allowed to locate signs in the concrete panel adjacent to the entry door. See figures 6 and 7 for this option.

Narrative Correction:

Page 33 of the general narrative incotrectly notes that there are to be 24 tenants with up to 25 sf of signage
each. This should be corrected to indicate 23 tenants with up to 26 sf each, resulting in a total sign area of 598
sf, which is consistent with the proposed exception to allow up to 600 sf.

Signed:

Curt Trolan

P:\108131\wp\memo.signage.wpd
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DKS Associates

April 22, 2009

Steve Adams, P.E.

Deputy City Engineer

City of Wilsonville

29799 Town Center Loop East
Wilsonville, OR 97070

Subject: Wilsonville Road Business Park Transportation Impact Study
P0O900G:3-003-000

Dear Steve,

DKS Associates is pleased to submit this traffic impact study for the proposed Wilsonville
Road Business Park located south of the Wilsonville Road/Kinsman Road intersection in the
City of Wilsonville, Oregon. One reproducible copy has been included for your use. Please
feel free to call if you have any questions or comments regarding this study.

Sincerely,

DKS Associates
A Corporation

o T V.

Scott Mansur, P.E., P.T.O.E.
Transportation Engineer

EXPIRES: /£ ~31-20:0

117 Commercial Street NE, Suite 310
Salem, OR 97301

(503) 391-8773

(503) 391-8701
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CHAPTER 1: INTRODUCTION AND SUMMARY

This study evaluates the transportation impacts for the proposed Wilsonville Road Business Park
located at 9900 SW Wilsonville Road in Wilsonville, Oregon, immediately south of the
Wilsonville Road/Kinsman Road intersection. In addition, this study recommends mitigation
measures that offset the impacts of the proposed development.

Based on the preliminary site plan provided by the project sponsor,' the proposed Wilsonville
Road Business Park will include five buildings with the following land use breakdown: 30,000
square feet for office-complex use (one building), 60,000 square feet for industrial use (two
buildings), and 37,250 square feet of flex space (two buildings). To account for highest use
traffic impacts, the site was analyzed assuming 48,175 square feet of general office space, and
79,075 square feet of industrial space. The general office space includes 10,000 square feet of
service commercial or retail space (that mainly serve the nearby office and industrial uses) and
38,175 square feet of office complex space.’

Because a zone change will be required with the development application, the potential for
additional Transportation Planning Rule (TPR) analysis was considered. The vacant site is
currently zoned as Residential Agricultural Holding (RA-H) and would be changed to Planned
Development Industrial (PDI). The City of Wilsonville uses the RA-H zone as a holding zone
that accommodates existing farmland or residences but specifies that the land will need to be
changed to another zone prior to redevelopment. The city’s Comprehensive Plan indicates the
PDI zoning is planned for the site; therefore, the proposed development is consistent with the
City’s Comprehensive Plan. In addition, the transportation demand model used for the city’s
Transportation Systems Plan (TSP) was reviewed and was found to account for the City’s
Comprehensive Plan land use assumptions. Therefore, even though a zone change is required,
the City’s TSP already accounts for the PDI land use, and TPR analysis is not needed.

The study area for the project is shown in Figure 1 and was determined based on discussions
with City staff. Within the study area, traffic operations were analyzed at the following
intersections:

e Wilsonville Road/Boones Ferry Road
Wilsonville Road/Kinsman Road
Wilsonville Road/Industrial Way
Kinsman Road/Project accesses?

! Traffic study request from Lans Stout, TM Rippey Consulting Engineers, January 30, 2009.

? The City of Wilsonville Zoning Code specifies how the 37,250 square feet of flex space can be used. Given the number of
buildings and the development’s total gross floor area of 127,250 square feet, a Planned Development Industrial (PDI) zone
would allow the flex space to include a maximum of 10,000 square feet of service commercial or retail space (i.e., a maximum of
5,000 square feet per flex use building) and a maximum of 8,175 square feet of additional office complex space (assuming 30%
of total site gross floor area is office space and given that 30,000 square feet is allotted to the three-story office building).
Therefore, the following total floor area breakdown would be allowed on the site: 10,000 square feet of service commercial or
retail space (that mainly serves the nearby office and industrial uses), 38,175 square feet of office complex space, and 79,075
square feet of industrial space. When Institute of Transportation Engineers (ITE) land use codes and trip generation rates were
considered, it was determined that the General Office (710) land use adequately accounts for the service commercial and retail
space. Therefore, the 10,000 square feet of service commercial or retail space and 38,175 square feet of office complex space
were analyzed as 48,175 square feet of general office space.

3 Even though the preliminary site plan shows two project accesses onto Kinsman Road, all project traffic was assumed to use

Wilsonville Road Business Park Transportation Impact Stuc?y April 2009
City of Wilsonville 1 P09003-003
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Figure 1: Study Area

Project traffic impacts were evaluated at the study intersections for the weekday PM peak hour.
The impact analysis includes trip generation, trip distribution, PM peak hour project trips
through the two City of Wilsonville I-5 interchange areas, and future traffic operating conditions
at the study intersections. The analysis also includes scenarios that account for developments in
the area that have Stage II approval, including those under construction or built but not yet
occupied. Following the analysis, recommended mitigations are described and analyzed.

This report also addresses potential Transportation Planning Rule (TPR) analysis, access issues
(i.e., location and spacing), sight distance, on-site parking, and a site evaluation (i.e., internal
vehicular circulation and pedestrian facilities). At the end of the report, a summary of the
recommended transportation mitigation measures that are expected to offset the negative
transportation impacts of future traffic growth is presented.

Table 1 lists important characteristics of the study area and proposed project.

only the northern access. This is a “highest impact™ scenario that accounts for potential changes to site access.

Wilsonville Road Business Park Transportation Impact Study April 2009
City of Wilsonville 2 P05003-003
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Number of Study Intersections 4 (3 Existing + 1 Proposed Site Access)
Analysis Period(s) Weekday PM Peak Hour (one hour between 4 p.m.
and 6 p.m.)

Proposed Development
Total PM Peak Hour Project Trips 186 (28 in, 158 out)

Estimated Weekday Peak Hour Project Trips Through 126
I-5/Wilsonville Road Interchange®

Estimated Weekday Peak Hour Project Trips Through 6
I-5/Elligsen Road [nterchange

Vehicle Access Points A south leg will be added to the Wilsonville
Road/Kinsman Road intersection, and the site will
access the new section of Kinsman Road. Full
access driveways are proposed approximately 175
feet and 375 feet south of the Wilsonville
Road/Kinsman Road intersection. To analyze
highest use impact, the intersection analysis was
performed assuming all trips for the western portion
of the site use only the southern driveway and all
trips for the eastern portion of the site use only the
northern driveway.

Other Transportation Facilities

Bicycle and Pedestrian Facilities Wilsonville Road and Kinsman Road both have
sidewalks and bike lanes; however, the bike lanes
on Kinsman Road do not extend to Wilsonville
Road (they end approximately 300 feet to the
north).

Nearest Transit Stop Near the Wilsonville Road/Kinsman Road
intersection (SMART Route 4)

 The Wilsonville Road interchange area includeé the Boones Ferry Road/Wilsonville Road and Town Center Loop
West/Wilsonville Road intersections.

Project Traffic Impact .

To determine project impact at the study intersections, traffic operating conditions were analyzed
during the weekday PM peak hour. The analysis was performed using 2000 Highway Capacity
Manual methodology* for signalized and unsignalized intersections for the following scenarios:

e 2009 Existing Conditions

o Existing plus Project

o Existing plus Stage II

e Existing plus Stage II plus Project

4 2000 Highway Capacity Manual, Transportation Research Board, Washington DC, 2000.

Wilsonville Road Business Park Transportation Impact Study April 2009
City of Wilsonville 3 P09003-003

Page 183 of 363



DKS Associates

TRANSPORTATION SOLUTIONS

The only intersection improvement assumed for these scenarios is the construction of the south
leg at the Wilsonville Road/Kinsman Road intersection under the Existing plus Project and
Existing plus Stage II plus Project scenarios. This leg was assumed to be constructed as part of
this development in order to provide project access to Wilsonville Road. However, it was not
assumed to connect to Industrial Way. Based on City input and to analyze highest use impact,
the analysis also assumed that all trips for the western portion of the site use only the southemn
driveway onto the Kinsman Road extension and all trips for the eastern portion of the site use
only the northemn driveway.

The study intersection operating conditions for the Existing, Existing plus Stage II, and Existing
plus Stage II plus Project scenarios are listed in Table 2. By comparing the intersection
performance between the scenarios that have and don’t have project traffic, the project impacts
at the study intersections can be determined. Under existing PM peak hour conditions, the study
intersections meet the City of Wilsonville LOS “D” standard. With the addition of stage II
traffic, the study intersections experience a significant increase in congestion and the Wilsonville
Road/Boones Ferry Road intersection no longer meets applicable operating standards. The
Wilsonville Road/Industrial Way intersection also operates above level of service (LOS) D. This
is because the additional through volumes on Wilsonville Road make it more difficult for the
northbound Industrial Way left turns to access Wilsonville Road. Though this is undesirable,
because Industrial Way is a private road it is not required to meet the City’s LOS D standard.

Signalized

Wilsonville Rd/Boones Ferry Rd LOS D 313 c 0.64 | >80 E 1.18 | >80 E 1.22

Wilsonville Rd/Kinsman Rd LOS D 12.0 B 0.64 | 20.1 C 0.88 | 22.8 C 0.91
Unsignalized
Wilsonvilie Rd/Industrial Wy @ 338 B/D 0591 >50 DIF  >2.0 | >50 EIF  >2.0
Kinsman Rd/Northern Access 2 ANA  0.10
Kinsman Rd/Southern Access a A/A 0.08
Signalized Intersections: Unsignalized Intersections:
Delay = Average Stopped Delay per Vehicle (sec) Delay = Average Stopped Delay per Vehicle (sec) at
LOS = Level of Service of Intersection Worst Movement
V/C = Volume-to-Capacity Ratio of Intersection LOS = Level of Service of Major Street/Minor Street
Bold Underlined vaiues do not meet standards. VIC = Volume-to-Capacity Ratio of Worst Movement

2The City's LOS D standard does not apply to private driveways or roadway approaches; however, LOS D operations or
better are preferred.

Wilsonville Road Business Park Transportation Impact Study April 2009
City of Wilsonville 4 P09003-003
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The Wilsonville Road/Boones Ferry Road intersection was analyzed approximately 6 months
ago in conjunction with the Fred Meyer Transportation Impact Study,’ in which higher existing
congestion levels were reported. The February 2009 counts collected for the current analysis
indicate that through volumes on Wilsonville Road have decreased by approximately 300
vehicles (bi-directional) since last year. It is likely that this is due to either the recent economic
downturn or traffic pattern changes related to the recent completion of the Boeckman Road
extension.. Whatever the cause, it is unlikely that the difference in volumes would affect the
overall findings of the current analysis.®

Planned Improvements

Due to capacity constraints along Wilsonville Road, two improvement projects are planned in
the vicinity of the Wilsonville Road/Boones Ferry Road intersection. First, the City of
Wilsonville has a planned improvement project for the Wilsonville Road/Boones Ferry Road
intersection that will add a second westbound left-turn lane (resulting in dual left-turns), a third
eastbound through lane, and a northbound right-turn lane (which will allow the existing shared
through-right lane to be used as a through-only lane). Boones Ferry Road south of the
intersection will also be reconstructed in conjunction with the Fred Meyer development. Second,
improvements are planned for the I-5/Wilsonville Road interchange area. These improvements
will start east of Boones Ferry Road and extend west of Town Center Loop West. Recently, the
City has signed an intergovernmental agreement and engineering design is underway to construct
the first phase of these improvements.

In addition, the City of Wilsonville Transportation Systems Plan (TSP) identifies a Kinsman
Road extension project (Project C-14)" that would pass through the project site. It is expected
that the Kinsman Road extension will be a three-lane roadway through the project site. The
center lane would be a northbound left-turn pocket at the Wilsonville Road/Kinsman Road
intersection and a two-way left turn lane elsewhere to improve safety along the curve by better
accommodating left turns at the driveways. It is also expected that the extension would start at
Wilsonville Road and curve around to the west before tying into Industrial Way, which would be
realigned such that the Industrial Way approach to Wilsonville Road would be closed to
vehicular traffic and the existing Industrial Way traffic would be rerouted to Kinsman Road. This
would allow the existing and future developments in the area to access Wilsonville Road at the
signalized Kinsman Road intersection instead of at the private Industrial Way stopped approach.
It will be the developer’s responsibility to construct the portion of the Kinsman Road extension
that passes through the project property (additional details regarding the developer’s
responsibility for the Kinsman Road extension improvements are provided in the mitigations
section of this report). It is our understanding that the portion of the Kinsman Road extension
south of the project property will not yet be built and the Industrial Way approach to Wilsonville
Road will not be closed until the remainder of the Kinsman Road extension (including the
connection with Industrial Way) is constructed.

3 Fred Meyer Transportation Impact Study, DKS Associates, August 2008.

6 A detailed look at Wilsonville Road/Boones Ferry Road intersection operations shows that after the planned Wilsonville Road
improvements and under the Existing plus Stage 11 plus Project scenario, sufficient additional capacity is still available.

7 City of Wilsonville T ransportation System Plan, Prepared by Entranco, Adopted June 2, 2003; Table 4.g.

Wilsonville Road Business Park Transportation Impact Study April 2009
City of Wilsonville 5 P09003-003
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Additional operations analysis was performed for the Wilsonville Road/Boones Ferry Road and
Wilsonville Road/Kinsman Road intersections to estimate the resulting traffic operating
conditions following the Wilsonville Road/Boones Ferry Road improvements and the Kinsman
Road extension. Because the Industrial Way approach to Wilsonville Road would be closed to
vehicular traffic in conjunction with the Kinsman Road extension, no further analysis was
performed for the Wilsonville Road/Industrial Way intersection.

The operations analysis results for the improved Existing plus Stage II and Existing plus Stage 11
plus Project scenarios are provided in Table 3. As shown, the Wilsonville Road/Boones Ferry
Road and Wilsonville Road/Kinsman Road intersections would both meet the City of
Wilsonville LOS “D” standard. This is an improvement for the Wilsonville Road/Boones Ferry
Road intersection, which otherwise would not meet the standard. On the other hand, the
Wilsonville Road/Kinsman Road intersection was already expected to meet the standard, and it
continues to do so even with the rerouted traffic. In fact, operations are improved at the
Wilsonville Road/Kinsman Road intersection due to more efficient use of the green-time
allocation. In other words, the rerouting took advantage of the fact that there was more available
capacity (and less congestion) on the northbound approach to the Wilsonville Road/Kinsman
Road intersection (to which the rerouted trips were added) than on the eastbound approach (from
which the majority of the rerouted trips were removed).

Table 3: improved Intersection Operations

T

Wilsonville Rd/Boones Ferry Rd D

Wilsonville Rd/Kinsman Rd B 247 Cc 0.89
Delay = Average Stopped Delay per Vehicle (sec) V/C = Volume-to-Capacity Ratio of Intersection
LOS = Level of Service of Intersection Bold Underiined values do not meet standards.

Project Impact Mitigations

To preserve the performance of the study area roadways and provide safe access to the proposed
- Wilsonville Road Business Park and surrounding land uses, it is recommended that a series of
transportation mitigation measures be performed. The following project related measures would
typically be required as conditions of approval if the project were approved:

Kinsman Road Extension
Each of the following Kinsman Road extension improvements shall be performed by the
developer and coordinated with City of Wilsonville staff:

e Construct the portion of the Kinsman Road extension that passes through the project
property. Adjacent to the Wilsonville Road/Kinsman Road intersection, the cross-section
shall include a 100-foot northbound left-turn pocket plus 125-foot taper.?

® This correlates with other analysis recently performed, which also recommended that 100 feet of storage should be provided
Brown Road Extension Alternatives Analysis, DKS Associates, March 13, 2009 (Draft Report).
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¢ Modify the Wilsonville Road/Kinsman Road traffic signal as needed to accommodate
service to the new south leg.

¢ Install traffic detection for the new northbound approach to the Wilsonville
Road/Kinsman Road intersection.

* Modify the westbound approach to the Wilsonville Road/Kinsman Road intersection to
allow use of the westbound left-turn lane. This includes removing the existing traffic
separators on Wilsonville Road to allow access to the left-turn lane, restriping the tum
lane, and installing any new signs and traffic signal detection that are needed in
conjunction with the improvements.

Access
 Given the 100-foot northbound left-turn lane and associated 125-foot taper that are
needed at the Wilsonville Road/Kinsman Road intersection, the northern site access to
Kinsman Road should be shifted approximately 50 feet to the south to keep the site
access out of the Wilsonville Road/Kinsman Road intersection’s northbound left-turn
transition area and reduce the chance of queues blocking the site driveway.

e Due to the curvature of the Kinsman Road extension adjacent to the northern driveway,
the project sponsor should coordinate with City staff to determine whether the west leg of
the northern driveway should be removed or possibly have turn movement restrictions
applied to it.

¢ Because of the potential rerouting of Industrial Way traffic onto Kinsman Road, the
southemn driveway should be coordinated with City staff to confirm that it is located
directly across from a potential realignment of OrePac Avenue.

Sight Distance

* The sight triangle at each driveway should be clear of objects (large signs, landscaping,
etc.) that could potentially limit vehicle sight distance. All proposed site driveways
should meet American Association of State Highway and Transportation Officials
(AASHTO) sight distance requirements’® as measured from 14.5 feet back from the edge
of pavement. The site driveways would require a minimum of 335 feet of sight distance
based on a 30 mph speed limit on the Kinsman Road extension. Prior to occupancy, sight
distance at the access points will need to be verified, documented, and stamped by a
registered professional Civil or Traffic Engineer licensed in the State of Oregon.

Internal Vehicular Circulation
* Two of the four southernmost parking stalls on the west side of Kinsman Road should be
removed because vehicles pulling out of the parking spaces would likely block the
southern driveway and create a potentially unsafe condition.

Pedestrian Facilities
* A more convenient pedestrian connection is recommended between the Wilsonville
Road/Kinsman Road intersection and the western flex-space building (i.e., at the

® Geometric Design of Highways and Streets, AASHTO, 2004; Case B, p. 661.
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northwest corner of the east parking lot). This connection would improve pedestrian
access to the commercial and service retail establishments located in the flex-space
buildings and would provide a more direct pedestrian route to the three-story office
building (which would improve the ability of the flex-space to serve the office uses).

e Sidewalks and/or pedestrian paths should be provided throughout the west parking lot to
accommodate convenient movement between the three-story office building entrance and
the nearby parking stalls. '

e A sidewalk connection should be provided between the three-story office building and
Wilsonville Road.

e All sidewalks within the site should conform to ADA requirements.'°

Parking _ ,

e On the east side of Kinsman Road, there are 42 more parking stalls provided than are
allowed by City code and approximately 80 more stalls than are estimated to be needed to
service the peak parking demand. Therefore, it is recommended that the number of
parking stalls be reduced by at least 42 stalls to meet the maximum as allowed by code. If
a greater number of stalls than the maximum number allowed by City code are desired,
then justification should be provided.

e City code requires that a minimum of 17 bicycle parking spaces be provided to
accommodate the proposed uses of the Wilsonville Road Business Park. More spaces can
be provided if desired, but the site should include a minimum of six spaces for the three-
story office building, eight spaces for the flex-space buildings, and three spaces for the
industrial buildings. These spaces should be located near building entrances in order to
provide convenient access.

' 4DA Accessibility Guidelines for Buildings and Facilities, Department of Justice, January 2004,
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CHAPTER 2: EXISTING CONDITIONS

This chapter provides documentation of existing study area conditions, including the project site,
study area roadway network, existing traffic volumes, existing PM peak hour traffic operations,
and recent collision history. Supporting details are provided in the appendix.

Project Site

The site for the proposed Wilsonville Road Business Park is located at 9900 SW Wilsonville
Road, immediately south of the Wilsonville Road/Kinsman Road intersection. The lot is
currently vacant and will access Wilsonville Road via the Kinsman Road extension (i.e., the
south leg of the Wilsonville Road/Kinsman Road intersection). The curb cuts and the majority of
traffic signal equipment at the Wilsonville Road/Kinsman Road intersection are already in place.

Study Area Roadway Network :

Key study area roadways are listed in Table 4 along with their functional classifications and
other important roadway characteristics. The functional classifications for City of Wilsonville
streets are provided in the City of Wilsonville Transportation System Plan (TSP)." The three
main functional classes are local (more access but less mobility), collector (balanced access and
mobility), and arterial (less access but more mobility). In the immediate vicinity of the site,
Wilsonville Road is a major arterial and Kinsman Road is a minor collector (the proposed
Kinsman Road extension is also planned as a minor collector).

Table 4: Study Area Roadway Characterlstlcs

Wilsonville Rd Major Artenal 3 to5 Lanes 25 35 mph No Yes Yes

Boones Ferry Rd Major Collector | 2to 3 Lanes 35 mph No Yes Yes
Kinsman Rd Minor Collector | 2 Lanes 40 mph No . Yes Yes®
Industrial Wy° Local 2 Lanes 25 mph No No No

? The bike lanes on Kinsman Road do not extend to Wilsonville Road (they end approximately 300 feet to the north).
P Industrial Way is a private road.

Existing Traffic Volumes and Operations
Existing PM peak hour traffic operations were analyzed at the following three existing study
intersections, which were selected in consultation with City of Wilsonville staff:

¢ Wilsonville Road/Boones Ferry Road

e Wilsonville Road/Kinsman Road
o Wilsonville Road/Industrial Way

To perform the analysis, traffic counts were collected during the PM peak period (4:00 p.m. to
6:00 p.m.) on Tuesday February 24™ 2009. The PM peak hour traffic volumes are shown in
Figure 2, and the detailed two-hour traffic counts are included in the appendix.

" City of Wilsonville Transportation Systems Plan, F igure 4.8, Adopted June 2, 2003.

Wilsonville Road Business Park Transportation Impact Study April 2009
City of Wilsonville 9 P09003-003

Page 189 of 363



MONTEBEL/ op

WILSONVILLE

KINSMAN RD

RD

BNSF _RR.

LEGEND

@ - Study Intersection
4= - Lane Configuration
000 - Existing PM Peak Hour Volumes

- Volume Turn Movement
LefeTh-Right

ﬂ - Traffic Signal

@ - Stop Sign

DKS Associates

TRANSPORTATION SOLUTIONS

s - Proposed Site Access Driveway || { ﬁj\/\/
\.

== == - Kinsman Road Extension

NO SCALE

Figure !’

2009 EXISTING
PM PEAK HOUR
TRAFFIC VOLUMES

Page 190 of 363




DKS Associates

TRANSPORTATION SOLUTIONS

The purpose of intersection analysis 1s to ensure that the transportation network remains within
desired performance levels as required by the City code. Intersections are the focus of the
analysis because they are the controlling bottlenecks of traffic flow and the ability of a roadway
system to carry traffic efficiently is nearly always diminished in their vicinity.

Before the analysis results of the study intersections are presented, discussion is provided for two
important analysis issues: intersection performance measures (definitions of typical measures)
and required operating standards (as specified by the agency with roadway jurisdiction).

Intersection Performance Measures

Level of service (LOS) ratings and volume-to-capacity (v/c) ratios are two commonly used
performance measures that provide a good picture of intersection operations. In addition, they
are often incorporated into agency mobility standards.

e Level of service (LOS): A “report card” rating (A through F) based on the average delay
experienced by vehicles at the intersection.”? LOS A, B, and C indicate conditions where
traffic moves without significant delays over periods of peak hour travel demand. LOS D
and E are progressively worse operating conditions. LOS F represents conditions where
average vehicle delay has become excessive and demand has exceeded capacity. This
condition is typically evident in long queues and delays.

e Volume-to-capacity (v/c) ratio: A decimal representation (typically between 0.00 and
1.00) of the proportion of capacity that is being used at a turn movement, approach leg, or
intersection. It is determined by dividing the peak hour traffic volume by the hourly
capacity of a given intersection or movement. A lower ratio indicates smooth operations
and minimal delays. As the ratio approaches 1.00, congestion increases and performance
1s reduced. If the ratio is greater than 1.00, the turn movement, approach leg, or
intersection is oversaturated and usually results in excessive queues and long delays.

Required Operating Standards

All study intersections of public streets are required to meet the City of Wilsonville’s operating
standard. For peak periods, the City’s minimum acceptable level of service (LOS) is LOS D.?
While private driveway approaches are not required by City code to meet the City’s LOS
standard, lower congestion levels are preferred.

Existing Operating Conditions

The existing traffic operations at the study intersections were determined for the PM peak hour
based on the 2000 Highway Capacity Manual methodology' for signalized and unsignalized
intersections. The estimated average delay, level of service (LOS), and volume to capacity (v/c)
ratio of each study intersection are shown in Table 5, and all intersections currently meet City of
Wilsonville operating standards.

12 A description of Level of Service (LOS) is provided in the appendix and includes a list of the delay values (in seconds) that
correspond to each LOS designation.

13 City of Wilsonville Code, City of Wilsonville Section 4.140, p.163.

' 2000 Highway Capacity Manual, Transportation Research Board, Washington DC, 2000.
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udy Interse
R

t

Pt

B R
Signalized
Wilsonville Rd/Boones Ferry Rd LOSD 313 C 0.64
Wilsonville Rd/Kinsman Rd ' LOS D 12.0 B 0.64

Unsignalized

Wilsonville Rd/industrial Wy @ 33.8 -B/ID 0.59
Signalized Intersections: 'Unsignalized Intersections:
Delay = Average Stopped Delay per Vehicle (sec) Delay = Average Stopped Delay per Vehicle (sec) at
LOS = Level of Service of Intersection Worst Movement
VIC = Volume-to-Capacity Ratio of Intersection LOS = Level of Service of Major Street/Minor Street
Bold Underlined values do not meet standards. VIC = Volume-to-Capacity Ratio of Worst Movement

®The City's LOS D standard does not apply to private driveways or roadway approaches; however, LOS D operations or.
better are preferred.

The Wilsonville Road/Boones Ferry Road intersection was analyzed approximately 6 months
ago in conjunction with the Fred Meyer Transportation Impact Study,' in which higher existing
congestion levels were reported. The February 2009 counts collected for the current analysis
indicate that through volumes on Wilsonville Road have decreased by approximately 300
vehicles (bi-directional) since last year. It is likely that this is due to either the recent economic
downturn or traffic pattern changes related to the Boeckman Road extension.

Collision History

The collision histories of the study intersections were obtained for 2005 through 2007 from the
Oregon Department of Transportation (ODOT) Crash Analysis and Reporting Unit. Based on the
collision data and peak hour traffic counts, collision rates were estimated at the study
intersections and are shown in Table 6 along with the breakdown of collisions by severity. As
shown, between 2005 and 2007, most collisions caused property damage only, and there were no
fatal collisions reported. Also, a collision rate greater than or equal to 1.0 collision per million
entering vehicles (MEV) generally indicates a higher than average collision rate and that
additional collision analysis should be performed. Because none of the study intersections had
collision rates in excess of 1.0, no additional collision analysis was performed.'¢

15 Fred Meyer Transportation Impact Study, DKS Associates, August 2008.

16 The number of collisions at the Wilsonville Road/Boones Ferry Road intersection reported in this study is slightly higher than
was reported in the Fred Meyer Transportation Impact Study (DKS Associates, August 2008). The reason for the discrepancy is
that it was discovered that only collisions occurring within the intersection were previously included in the Fred Meyer TIS
analysis. In the current analysis, collisions associated with the intersection (e.g., rear-ends within a few hundred feet) were also
included because they likely resulted from intersection operations and queuing.

Wilsonville Road Business Park Transportation Impact Study April 2009
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Table 6: Study Intersectlon Colhsmns (2005-2007)

Signalized

Wilsonville Rd/Boones Ferry Rd 0 3 15 18 - 6.0 0.64
Wilsonville Rd/Kinsman Rd 0 4 2 6 2.0 0.33

Unsignalized

Wilsonville Rd/Industrial Wy 0 o - 1 1 0.3 0.06

2 PDO = Property damage only. -
® Collision rate = average annual collisions per million entering vehicles (MEV); MEV estimates based on PM peak-hour
traffic count.

Public Transit Service - .
South Metro Area Rapid Transit (SMART) operates several fixed routes that serve Wilsonville
and the surrounding area.”” The SMART bus stop closest to the project site is located
immediately north of the site on the west leg of the Wilsonville Road/Kinsman Road
intersection. This stop services Route 4, which connects east and west city limits and also
provides service to the SMART Central at Wilsonville Station transit center (where connections
can be made to all other SMART routes).

'7 South Metro Area Regional Transit (SMART) operates several fixed routes that serve Wilsonville and make connections to
TriMet in Portland, Cherriots in Salem, and Canby Area Transit. The new “SMART Central at Wilsonville Station” transit center
has recently opened and services ali routes, the majority of which have new routing and changed names. Route 201 is now Route
2X, Route 203 is now Route 5, Route 204 is now Route 4, Route 205 is now Route 3, and Route 1X is still Route 1X. There is
also 2 new Route 6. Besides the new transit center, the other main transfer locations are the Tualatin Park and Ride (Route 2X),
Barbur Boulevard Transit Center (Route 2X), Salem Transit Center (Route 1X), and Canby Transit Center (Route 3). In addition,
Route 4 provides service on Wilsonville Road and Town Center Loop connecting the east and west city limits, Route 5 runs
along the west side of I-5 between SMART Central and Commerce Circle, and Route 6 runs along the east side of I-5 between
SMART Central and Argyle Square, serving major employment sites. SMART also operates a shuttle service to and from
Villebois and SMART Central as well as a dial-a-ride system that operates on a demand-responsive basis. This information was
obtained on March 20, 2009 from the SMART Web Page: http://www.ridesmart.com.
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CHAPTER 3: IMPACTS

This chapter reviews the impact that the proposed Wilsonville Road Business Park would have
on the study area transportation system in the City of Wilsonville. Although the development
would generate traffic throughout the week, the weekday PM peak hour was the main period
analyzed since this is when the greatest impact is expected (the sum of project traffic and traffic
on adjacent streets is generally greatest during this period).

The PM peak hour analysis includes trip generation and distribution, project trips through the
two City of Wilsonville I-5 interchange areas, future year traffic volumes and operating

- conditions, and planned improvements. This chapter also discusses Transportation Planning Rule
(TPR) evaluation, access issues (i.e., location and spacing), sight distance, on-site parking, and a
site evaluation (i.e., internal vehicular circulation and pedestrian facilities). First, the proposed
development is described.

Proposed Development ‘

Based on the preliminary site plan provided by the project sponsor,'® the proposed Wilsonville
Road Business Park will include five buildings with the following land use breakdown: 30,000
square feet for office-complex use (one three-story building), 60,000 square feet for industrial
use (two buildings), and 37,250 square feet of flex space (two buildings). To account for highest
use traffic impacts, the site was analyzed assuming 48,175 square feet of general office space,
and 79,075 square feet of industrial space. The general office space includes 10,000 square feet
of service commercial or retail space (that mainly serve the nearby office and industrial uses)
and 38,175 square feet of office complex space."

~ The 30,000 square-foot three-story office building is located on the west side of the Kinsman
Road extension, and the four other buildings (i.e., the flex-space and industrial buildings) are
located on the east side of the Kinsman Road extension. The future intersection analysis assumes
that all trips for the western portion of the site use only the southern driveway onto the Kinsman
Road extension and all trips for the eastern portion of the site use only the northern driveway. A
more detailed explanation concerning this assumption is provided later in this chapter when
project access is discussed (see “Access” section).

'8 Traffic study request from Lans Stout, TM Rippey Consuiting Engineers, January 30, 2009.

'° The City of Wilsonville Zoning Code specifies how the 37,250 square feet of flex space can be used. Given the number of
buildings and the development’s total gross floor area of 127,250 square feet, a Planned Development Industrial (PDI) zone
would allow the flex space to include a maximum of 10,000 square feet of service commercial or retail space (i.e., a maximum of
5,000 square feet per flex use building) and a maximum of 8,175 square feet of additional office complex space (assuming 30%
of total site gross floor area is office space and given that 30,000 square feet is allotted to the three-story office building).
Therefore, the following total floor area breakdown would be allowed on the site: 10,000 square feet of service commercial or
retail space (that mainly serves the nearby office and industrial uses), 38,175 square feet of office complex space, and 79,075
square feet of industrial space. When Institute of Transportation Engineers (ITE) land use codes and trip generation rates were
considered, it was determined that the General Office (710) land use adequately accounts for the service commercial and retail
space. Therefore, the 10,000 square feet of service commercial or retail space and 38,175 square feet of office complex space
were analyzed as 48,175 square feet of general office space.

Wilsonville Road Business Park Transportation Impact Study April 2009
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Trip Generation

Trip generation is the method used to estimate the number of vehicles that are added to the site
driveways and roadway network by the proposed development during a specified period (i.e.,
such-as the PM peak hour). Trip rates and/or trip equations (based on land use square footage)
provided by the Institute of Transportation Engineers (ITE)** were used to estimate PM peak
hour project trips levels. As shown in Table 7, the uses provided within the Wilsonville Road
Business Park are expected to generate 186 (28 in, 158 out) PM peak hour trips and
approximately 1,300 daily trips.

Table 7: Project Tr|p Generatlon Summary

General Offce (71 0) 48,175 226 tnps/KSFa 19 90 109 750
General Light Industrial (110) 79,075 0.97 trips/KSF? 9 68 77 . 550
Total 127,250 28 158 186 1,300

2 KSF = 1,000 square feet

Trip Distribution

Trip distribution provides an estimation of where project trips would be coming from and going
to and is given as percentages at key gateways to the study area. The trip distribution for the
proposed Wilsonville Road Business Park was estimated based on existing traffic patterns at the
study area intersections and Metro’s travel demand model developed for the I-5 to 99W
Connector Project.”” The trip distribution percentages and resulting project trip routing are shown
in Figure 3.

Project Trips through City of Wilsonville Interchange Areas

Based on the trip generation and distribution, the proposed Wilsonville Road Business Park
would generate 126 new PM peak hour trips through the I-5/Wilsonville Road interchange area
(which includes the Wilsonville Road/Boones Ferry Road intersection). It would also generate
six new PM peak hour trips through the I-5/Elligsen Road-Boones Ferry Road interchange area.”

® Trip Generation, 8" Edition, Institute of Transportation Engineers, 2008; General Light Industrial (Land Use 110) average rate
2! Trip Generation, 6" Edition, Institute of Transportation Engineers, 1997; General Office Building (Land Use 710) equation;
The 6Ih edition equation for General Office (710) is considered more accurate when the square footage is less than 70 KSF.

2 gee htip://www.i5t099w.org/project_reports_and_informat.php for associated information.

2 These are trips that use the freeway to access north Wilsonville.
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Transportation Planning Rule (TPR) Evaluation

Because a zone change will be required with the development application, the potential for
additional Transportation Planning Rule (TPR) analysis was considered. The vacant site is
currently zoned as Residential Agricultural Holding (RA-H) and would be changed to Planned
Development Industrial (PDI). The City of Wilsonville uses the RA-H zone as a holding zone
that accommodates existing farmland or residences but specifies that the land must be changed to
another zone prior to redevelopment.” The city’s Comprehensive Plan indicates the PDI zoning
is planned for the site; therefore, the proposed development is consistent with the City’s
Comprehensive Plan.

In addition, the transportation demand model used for the city’s Transportation Systems Plan
(TSP) was reviewed and found to account for the City’s Comprehensive Plan land use
assumptions; it assumed that the currently undeveloped land in the vicinity of the project site
would generate approximately 325 PM peak hour trips. As indicated previously, the proposed
Wilsonville Road Business Park is estimated to generate only 186 PM peak hour project trips.
Therefore, even though a zone change is required for the development, the City’s adopted TSP
accounts for the development’s proposed PDI zoning, and additional TPR analysis is not needed.

Future Conditions (Existing Wilsonville Road Geometry) ,
Future operating conditions were analyzed at the study intersections for three traffic scenarios:

* Existing plus Project (includes project traffic from the proposed Wilsonville Road
Business Park)

» Existing plus Stage II (includes traffic from Stage II approved developments)

* Existing plus Stage II plus Project (includes project traffic from the proposed Wilsonville
Road Business Park as well as from Stage 11 approved developments)

Future traffic volumes were estimated at the study intersections for each scenario. The three
future operating scenarios include various combinations of three types of traffic: existing,
project, and stage II. Existing and project traffic have both been explained previously. Stage II
traffic is estimated based on the list of currently approved Stage Il developments, which was
provided by City staff.* This list and the corresponding PM peak hour. trip generation estimates
for these developments are included in the appendix. The weekday PM peak hour traffic volumes
used to analyze the Existing plus Stage II and the Existing plus Stage II plus Project scenarios
are shown in Figure 4.

u City of Wilsonville Zoning Code, Section 4.120.Zones.RA-H Residential Agriculture — Holding Zone
%5 Email from Blaise Edmonds, City of Wilsonville, February 24, 2009 (see appendix for Stage 11 Iist).
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As was done in the existing conditions analysis, the three future scenarios were analyzed during
the weekday PM peak hour using 2000 Highway Capacity Manual methodology. By comparing
the intersection performance between the scenarios, the project impacts at the study intersections
can be determined. The only intersection improvement assumed for this analysis was the
construction of the south leg (i.e., the Kinsman Road extension) at the Wilsonville
Road/Kinsman Road intersection under the two project scenario (i.e., the Existing plus Project
and Existing plus Stage II plus Project scenarios). In conjunction with this project, the Kinsman
Road extension was assumed to provide project access to Wilsonville Road and was not assumed
to extend south of the project site or to connect to Industrial Way.

“Existing” and “Existing plus Project” Scenarios

For the Existing and the Existing plus Project scenarios, the study intersection operating
conditions are listed in Table 8. As shown, all study intersection meet operating standards under
both scenarios.

Signalized
Wilsonville Rd/Boones Ferry Rd LOS D - 313 C 0.64 30.8 Cc 0.65
Wilsonville Rd/Kinsman Rd LOS D 12.0 B ~ 064 171 B 0.66

Unsignalized

Wilsonville Rd/Industriai Wy @ B/D 0.60
Kinsman Rd/Northern Access 2 AA 0.10
Kinsman Rd/Southern Access @ A/A 0.08
Signalized Intersections:
Delay = Average Stopped Delay per Vehicle (sec) Delay = Average Stopped Delay per Vehicle (sec) at
LOS = Level of Service of Intersection Worst Movement
‘VIC = Volume-to-Capacity Ratio of Intersection LOS = Level of Service of Major Street/Minor Street

Bold Underlined values do not meet standards. VIC = Volume-to-Capacity Ratio of Worst Movement

®The City's LOS D standard does not apply to private driveways or roadway approaches; however, LOS D operationé or
better are preferred.

“Existing plus Stage II” and the “Existing plus Stage Il plus.Project” Scenarios
Intersection operations were also compared for the Existing plus Stage II and the Existing plus
Stage 11 plus Project scenarios. Because there is a considerable amount of Stage II approved
development traffic on Wilsonville Road and Boones Ferry Road, the study intersections
experience a significant increase in congestion under these two scenarios. As shown in Table 9,
with the addition of stage II traffic, the Wilsonville Road/Boones Ferry Road intersection no
longer meets applicable operating standards.

Improvements are planned for the Wilsonville Road/Boones Ferry Road intersection and are
addressed in the following section of this study. In addition, the Wilsonville Road/Industrial
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Way intersection is expected to experience increased congestion; however, the City plans to
close the Industrial Way approach to Wilsonville Road to vehicle traffic once the Kinsman Road
extension is connected to Industrial Way south of the project property, as shown in the City’s
TSP. The Kinsman Road extension project is also addressed in the following section of this
study.

Table 9 Exustmg plus Stage II plus Pro;ect lntersectlon Operatlons (Extstlng Geometry)

Slgnahzed
Wilsonville Rd/Boones Ferry Rd LOSD >80 E 1.18 >80 E 1.22
Wilsoﬁville Rd/Kinsman Rd LOSD 20.1 c 0.88 228 C 0.91

Unsignalized

Wilsonville Rd/Industrial Wy 2

E/IF >2.0
Kinsman Rd/Northern Access 2 A/A 0.10
Kinsman Rd/Southern Access @ : e ; AIA 0.08
Signalized intersections: Unsignalized intersections:
Delay = Average Stopped Delay per Vehicle (sec) Delay = Average Stopped Delay per Vehicle (sec) at
LOS = Level of Service of Intersection Worst Movement
V/C = Volume-to-Capacity Ratio of intersection LOS = Level of Service of Major Street/Minor Street
Bold Underlined values do not meet standards. VIC = Volume-to-Capacity Ratio of Worst Movement

®The City's LOS D standard does not apply to private driveways or roadway approaches; however LOS D operations or
better are preferred.

Planned iImprovements _

Future improvements at the Wilsonville Road/Boones Ferry Road intersection are planned and
funded, and a future roadway extension of Kinsman Road (which affects the Wilsonville
Road/Industrial Way intersection) has also been planned. The projects are described below, and
the resulting study intersection operations are then provided.

Wilsonville Road/Boones Ferry Road Improvements

Due to capacity constraints along Wilsonville Road, two improvement projects are planned in
the vicinity of the Wilsonville Road/Boones Ferry Road intersection. First, the City of
Wilsonville has a planned improvement project for the Wilsonville Road/Boones Ferry Road
intersection that will add a second westbound left-turn lane (resulting in dual left-turns), a third
eastbound through lane, and a northbound right-tumn lane (which will allow the existing shared
through-right lane to be used as a through-only lane). Boones Ferry Road south of the
intersection will also be reconstructed in conjunction with the Fred Meyer development. Second,
improvements are planned for the I-5/Wilsonville Road interchange area. These improvements
will start east of Boones Ferry Road and extend west of Town Center Loop West. Recently, the
City has signed an intergovernmental agreement and engineering design is underway to construct
the first phase of these improvements.
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Kinsman Road Extension

The City of Wilsonville Transportation Systems Plan (TSP)identifies a Kinsman Road extension
project (Project C-14)* that would pass through the project site. It is expected that the Kinsman
Road extension will be a three-lane roadway through the project site. The center lane would be a
northbound left-turn pocket at the Wilsonville Road/Kinsman Road intersection and a two-way
left turn lane elsewhere to improve safety along the curve by better accommodating left turns at
the driveways. It is also expected that the extension would start at Wilsonville Road and curve
around to the west before tying into Industrial Way, which would be realigned such that the
Industrial Way approach to Wilsonville Road would be closed to vehicular traffic and the
existing Industrial Way traffic would be rerouted to Kinsman Road. This would allow the
existing and future developments in the area to access Wilsonville Road at the signalized
Kinsman Road intersection instead of at the private Industrial Way stopped approach.

The Kinsman Road extension and Industrial Way realignment are shown conceptually in Figure
5, along with the resulting Existing plus Stage II and Existing plus Stage II plus Project traffic
volumes at the Wilsonville Road/Kinsman Road intersection. It will be the developer’s
responsibility to construct the portion of the Kinsman Road extension that passes through the
project property (additional details regarding the developer’s responsibility for the Kinsman
Road extension improvements are provided in the mitigations section of this report). It is our
understanding that the portion of the Kinsman Road extension south of the project property will
not yet be built and the Industrial Way approach to Wilsonville Road will not be closed until the
remainder of the Kinsman Road extension (including the connection with Industrial Way) is
constructed.

{
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X - Close Roadway
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Figure 5: Kinsman Road Extension and Resulting Traffic Volumes

% City of Wilsonville Transportation System Plan, Prepared by Entranco, Adopted June 2, 2003; Table 4.g.
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Improved Intersection Operations

Additional analysis was performed for the Wilsonville Road/Boones Ferry Road and Wilsonville
Road/Kinsman Road intersections to estimate the resulting traffic operating conditions following
the Wilsonville Road/Boones Ferry Road improvements and the Kinsman Road extension.
Because the Industrial Way approach to Wilsonville Road is a private road and would be closed
in the future, no analysis was performed for the Wilsonville Road/Industrial Way intersection.
Instead additional analysis was performed at the Wilsonville Road/Kinsman Road intersection
due to the addition of the rerouted Industrial Way traffic.

The operations analysis results for the improved Existing plus Stage Il and Existing plus Stage 11
plus Project scenarios are provided in Table 10. As shown, the Wilsonville Road/Boones Ferry
Road and Wilsonville Road/Kinsman Road intersections would both meet the City of
Wilsonville LOS “D” standard. This is an improvement for the Wilsonville Road/Boones Ferry
Road intersection, which otherwise would not meet the standard. On the other hand, the
Wilsonville Road/Kinsman Road intersection was already expected to meet the standard, and it
continues to do so even with the rerouted traffic. In fact, operations are improved at the
Wilsonville Road/Kinsman Road intersection due to more efficient use of the green-time
allocation. In other words, the rerouting took advantage of the fact that there was more available
capacity (and less congestion) on the northbound approach to the Wilsonville Road/Kinsman
Road intersection (to which the rerouted trips were added) than on the eastbound approach (from
which the majority of the rerouted trips were removed).

Table 10: Exnstmg plus Stage li plus Project Intersectlon Operatlons (Planned Improvements)

Wilsonville Rd/Boones Ferry Rd

Wilsonville Rd/Kinsman Rd 24.7 C 0.89
Delay = Average Stopped Delay per Vehicle (sec) V/C = Volume-to-Capacity Ratio of Intersection
LOS = Level of Service of Intersection Bold Underlined values do not meet standards.

Access

Based on the preliminary site plan, the proposed Wilsonville Road Business Park has two access
points to the public street system. Both access points are onto the Kinsman Road extension,
which connects to the Wilsonville Road/Kinsman Road intersection as the new south leg.

The northern site driveway on Kinsman Road is shown on the site plan at approximately 175 feet
from the Wilsonville Road/Kinsman Road intersection and provides access to both the east and
west sections of the site. Considering the layout of the 100-foot northbound left-turn lane and
associated 125-foot taper at the Wilsonville Road/Kinsman Road intersection, the northem site
driveway should be shifted approximately 50 feet to the south for safety purposes. This will keep
the site access out of the Wilsonville Road/Kinsman Road intersection’s northbound left-turn
transition area and reduce the chance of queues blocking the site driveway.
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In addition, the curvature of the Kinsman Road extension adjacent to the northern driveway may
limit sight distance for vehicles turning left out of the western site. The project sponsor should
coordinate with City staff to determine whether the west leg of the northern driveway should be
removed or possibly have turn movement restrictions applied to it (due to this possibility and to
analyze highest use impacts, all traffic from the western portion of the site was analyzed at the
southern driveway). It should also be noted that the western portion of the project site would still
have full access at the southern driveway and the eastern portion of the project site would still
have full access at the northern driveway because sight distance should not be an issue and
because it has no other access location.

The southemn site driveway on Kinsman Road provides access to the west section of the site and
is located approximately 375 feet from Wilsonville Road. Because of the potential rerouting of
Industrial Way traffic onto Kinsman Road, the southern driveway should be coordinated with
City staff to confirm that it is located directly across from a potential realignment of OrePac
Avenue, which currently accesses Industrial Way and provides access to the existing OrePac
industrial site. Otherwise, if the OrePac driveway is connected to the Kinsman Road extension at
some point in the future but is not aligned with the southemn Wilsonville Road Business Park
driveway, then it is likely that access management spacing standards along the Kinsman Road
extension would not be met and safety issues could arise due to offsét driveways located along a
curve. *

Sight Distance

The sight triangle at each driveway should be clear of objects (large signs, landscaping, parked
cars, etc.) that could potentially limit vehicle sight distance. In addition, all proposed site
driveways should meet American Association of State Highway and Transportation Officials
(AASHTO) sight distance requirements” as measured from 14.5 feet back from the edge of
pavement. The site driveways would require a minimum of 335 feet of sight distance based on a
30 mph speed limit on the Kinsman Road extension. Prior to occupancy, sight distance at the
access points will need to be verified, documented, and stamped by a registered professional
Civil or Traffic Engineer licensed in the State of Oregon.

Parking

The proposed Wilsonville Road Business Park is required to comply with the City of Wilsonville
Planning and Land Development code for the number of vehicular parking stalls and bicycle
parking spaces that are provided on site.* The requirements are based on the types of uses and
the total building square footage of each use.

Vehicular Parking
Regarding vehicular parking, the site plan indicates that a total of approximately 325 parking
stalls are planned for the site. There are two general areas where the stalls are located:

* Near the proposed three-story office building (west side of Kinsman Road)
* Near the flex-space and industrial buildings (east side of Kinsman Road)

Y Geometric Design of Highways and Streets, AASHTO, 2004; Case B1, p. 661.
2 City of Wilsonville, Planning and Land Development Ordinance, Sections 4.154-4.198, Updated Feb. 2004.
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A breakdown of the parking stalls provided east and west of Kinsman Road is given in Table 11.
As shown in the table, the number of parking stalls on the west side of Kinsman Road satisfies
City code and also meets the weekday peak parking demand estimated based on parking data
published by the Institute of Transportation Engineers (ITE).” On the east side of Kinsman
Road, however, there are 42 more parking stalls provided than are allowed by City code and
approximately 80 more stalls than are estimated to be needed to service the peak parking
demand. Therefore, it is recommended that the number of parking stalls be reduced by at least 42
stalls to meet the maximum as allowed by code. If a greater number of stalls than the maximum
number allowed by City code are desired, then justification should be provided; however, it
should be remembered that the primary focus of the service commercial and retail space should

be to serve the nearby industrial uses and not to attract a large amount of traffic from other areas
of town.

Summary
R
ated =10

Table 11: V. rking

West Side of Kinsman Rd | .
3-story Office Building 30.0 KSF 100 87 81 123
East Side of Kinsman Rd
Flex-Space (2 buildings) 37.3 KSF 108 101 153
Industrial (2 buildings) 60.0 KSF 38 18° 30°
Total East Side 225 146 119 183
Total 127.3 KSF 325 233 200 306

® KSF = 1,000 square feet

® Estimated demand based on Parking Generation, 3° Edition, Institute of Transportation Engineers, 2003.
¢ City of Wilsonville, Planning and Land Development Ordinance, Section 4.155, Updated Feb. 2004.

4 City code requirements for industrial space are based on Use f.2 in Table 5 of Code Section 4.155,

Bicycle Parking

For bicycle parking, it is not clear how many bicycle parking spaces are planned for the site.
However, the City of Wilsonville Planning and Land Development code requires a minimum of
17 total bicycle parking spaces be provided for the proposed uses.*® Table 12 lists the breakdown
of bicycle parking spaces by land use. These spaces should be distributed throughout the
development based on the breakdown shown in Table 12 and .should be located near building
entrances in order to provide convenient access to each building.

» Parking Generation, 3" Edition, Institute of Transportation Engineers, 2003.
30 City of Wilsonvil