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1.0 Introduction
General Information
Applicant:

Center Developments Oreg LLC
1701 SE Columbia River Drive
Vancouver, WA 98661
Contact: Seth GaRey
Phone: 360.823.2779
Email: sgarey@cejohn.com

Owner:

Mall 1 LLC
1701 SE Columbia River Drive
Vancouver, WA 98661
Contact: Seth GaRey
Phone: 360.696.0837
Email: sgarey@cejohn.com

Prepared by:

DOWL
720 SW Washington Street; Suite 750
Portland, OR 97205
Contact: Mike Towle, PE
Phone: 971.280.8645
Email: mtowle@dowl.com

Site Location:

2935 SW Cedar Hills Boulevard
Beaverton, OR 97005

Tax Lot ID Number:

1S1090000200

Zoning:

Community Service (CS)

Comprehensive Plan:

Community Commercial (CC)

Site Area:

±36.38 acres
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2.0 Project Summary
Description of Proposal
Center Developments Oreg LLC (applicant) is requesting approval of a new conditional use permit for a
future medical clinic use for one or multiple medical/dental tenants to be located within an existing
building within the Cedar Hills Crossing shopping center. The existing building was formerly occupied by a
previous medical clinic use, the Virginia Garcia Beaverton Wellness Center. The proposed new conditional
use will be very similar to this previous use. Per Beaverton Development Code (BDC) Table 20.10.20.A,
medical clinics are a conditional use in the Community Service (CS) Zone; therefore, a new conditional use
permit is requested. A signed application form is included with this submittal as Exhibit A.

Existing Site Conditions
The proposed medical clinic use will be located within an approximately 11,900 square foot existing singlestory building within the Cedar Hills Crossing shopping center (CHC site), located in the far northwest
corner of tax lot 1S1090000200 (TL 200). The existing building fronts on SW Jenkins Road (an arterial) and
is accessible via a right-in/right-out driveway, as well as various other driveways providing access to the
CHC site. The CHC site is approximately 36.38 acres and is currently zoned CS. Existing development within
the CHC site includes a mix of commercial uses, as well as associated site improvements (parking, drive
aisles, landscaping). Site improvements, including those adjacent to the existing building, were proposed
and approved with prior City approvals as described below.
As identified in Table 1 within the trip generation memo, included with this submittal as Exhibit D, as the
existing building (referred to as the existing shell building in Exhibit D) was not demolished, the vehicle
trips associated with this building were not deducted from the overall Cedar Hills Crossing development
trip counts. Further, as the building was previously used as a medical clinic for the Virginia Garcia
Beaverton Wellness Center, the trips accounted for with the existing building will not change given the
proposed use of the building for a new medical clinic. As a result, an increase in trips beyond what is
already accounted for is not anticipated with this proposed medical clinic use.
Uses surrounding the existing building are identified in Table 1 below. The location of the existing building
within the CHC site is identified in the vicinity and zoning map, included as Figure 1 within this narrative.
An existing conditions plan is included as Exhibit B with this submittal, and photos of the existing building
are included as Exhibit C. No alterations to existing development within the CHC site is proposed with this
application.
Table 1: Surrounding Uses
Zoning

Use

North

CS

SW Jenkins Road, various commercial uses (across SW Jenkins Road)

South

CS

WinCo (Same tax lot)

East

CS

Starbucks (Same tax lot)

West

CS

Learning Years Day Care (Adjacent Property)

Previous Site Approvals
The CHC site within TL 200 is subject to numerous prior land use approvals. Approvals relevant to the
existing building and proposed medical clinic use are briefly described below.
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DR2015-0127/LO2016-0002
Design Review Three approval for the construction of four new commercial buildings totaling
approximately 69,500 square feet of floor area, as well as various ancillary site improvements. Building
19, originally approved with this application, was to be located on the site of the existing building that will
be the location of the proposed medical clinic use.
DR2017-0065/DR2017-0066/LO2017-0001
Modification of the previously mentioned approvals to alter multiple conditions of approval. Design
Review Two approval of modifications to Building 19, including its location, were also proposed. Building
19 as constructed is 6,000 square feet and is currently leased to First Tech Credit Union.
DR2018-0138
Approval of a Design Review Compliance Letter for site improvements surrounding the existing building
that will be the location of the proposed medical clinic use. Improvements included a widened sidewalk
along the east side of the building, new landscaped areas, removal of two trees, re-paving and re-striping
of the parking areas, and an Americans with Accessibilities Act (ADA) accessible pedestrian ramps.
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Figure 1: Vicinity and Zoning Map
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3.0 Beaverton Development Code
The applicable City of Beaverton Development Code (BDC) provisions are set forth below with findings
demonstrating the project’s consistency with these provisions.

Chapter 20 – Land Uses
20.10.020. Land Uses
The following Land Uses are Permitted (P), allowed with a Conditional Use (C) approval, or Prohibited
(N) as identified in the following table for the Commercial Zoning Districts.
Table 20.10.20.A

P: Permitted C: Conditional N: Prohibited

Commercial – Category and Specific Use

Superscript Refers to Use Restrictions
NS

CS

CC

GC

C

C

C

C

Commercial
4. Care

Response:

B. Medical Clinics

A future medical clinic use for one or multiple medical/dentist tenants is proposed. As
medical clinics are a conditional use in the CS zone per Table 20.10.20.A above, a
conditional use permit is required. The applicable approval criteria for a new conditional
use per BDC 40.10. are addressed for compliance within this narrative.

20.10.35. Other CS Zoning Requirements
Uses shall be subject to the following (excludes food cart pods, parks, recreational facilities,
playgrounds, and vehicle camping):
1. Activity is conducted wholly within an enclosed structure, except for outside play areas for child
care and educational facilities and as allowed in item 2, below.
Response:

The future medical clinic use will be conducted wholly within an approximately 11,900
square foot existing building.

2. Accessory open air sales / display / storage shall constitute no more than 5% of the gross
building floor area of any individual establishment.
Response:

The future medical clinic use will be conducted wholly within an approximately 11,900
square foot existing building. Accessory open air sales/display/storage is not proposed.

Chapter 40 – Applications
40.03. Facilities Review Committee
Consistent with Section 10.95.3. (Facilities Review Committee) of this Code, the Facilities Review
Committee shall review the following Type 2 and Type 3 land use applications: all Conditional Use,
Design Review Two, Design Review Three, Downtown Design Review Two, Downtown Design Review
Three, Public Transportation Facility Reviews, Street Vacations, and applicable Land Divisions.
Applicable land division applications are Replats, Partitions, Subdivisions, Fee Ownership Partitions,
and Fee Ownership Subdivisions. In making a recommendation on an application to the decision making
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authority, the Facilities Review Committee shall base its recommendation on a determination of
whether the application satisfies all the following technical criteria. The applicant for development
must establish that the application complies with all relevant standards in conformance with Section
50.25.1.B., and all the following criteria have been met, as applicable:
1. All Conditional Use, Design Review Two, Design Review Three, Downtown Design Review Two,
Downtown Design Review Three and applicable Land Division applications:
A. All critical facilities and services related to the proposed development have, or can be
improved to have, adequate capacity to serve the proposed development at the time
of its completion.
Response:

BDC Chapter 90 defines critical facilities to include public water, public sanitary sewer,
stormwater drainage and retention, transportation, and fire protection. Critical facilities
and services are already provided to the CHC site, including the existing building that will
be the location of the proposed medical clinic use, including on-site and off-site
connections and improvements to public water and public sanitary sewer facilities. A
service provider letter (SPL) from Clean Water Services (CWS) was provided with prior
design review approvals, which demonstrates the site complies with applicable
stormwater requirements. Improvements along the CHC site’s frontage with SW Jenkins
Road and SW Cedar Hills Crossing Boulevard were approved and constructed previously,
including 10 foot wide curb-tight sidewalks with street trees. Fire protection services are
currently provided by Tualatin Valley Fire and Rescue. Alterations to the site’s critical
facilities are not proposed with this application. This criterion is met.
B. Essential facilities and services related to the proposed development are available, or
can be made available, with adequate capacity to serve the development prior to its
occupancy. In lieu of providing essential facilities and services, a specific plan may be
approved if it adequately demonstrates that essential facilities, services, or both will be
provided to serve the proposed development within five (5) years of occupancy.

Response:

BDC Chapter 90 defines essential facilities to include schools, transit improvements,
police protection, and on-site pedestrian and bicycles facilities in the public right-of-way.
The CHC site is currently served by the Beaverton School District, transit is currently
provided by TriMet along SW Cedar Hills Boulevard (line 20), and police protection is
provided by the Beaverton Police Department. As identified in previous design review
approvals, safe and efficient pedestrian and bicycle connections between buildings within
the CHC site and existing transit stops are currently maintained, and minimum
requirements for off-street parking are met. Alterations to these essential facilities and
services are not proposed with this application. This criterion is met.
C. The proposed development is consistent with all applicable provisions of CHAPTER 20
(Land Uses), or Sections 20.25 and 70.3 if located within the Downtown Design District,
unless the applicable provisions are modified by means of one or more applications
which shall be already approved or which shall be considered concurrently with the
subject application; provided, however, if the approval of the proposed development is
contingent upon one or more additional applications, and the same is not approved,
then the proposed development must comply with all applicable provisions of CHAPTER
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20 (Land Uses) or Sections 20.25 and 70.3 if located within the Downtown Design
District.
Response:

Compliance with BDC Chapter 20 for the CHC site was demonstrated through prior design
review approvals. Changes to the site are not proposed that would cause the site to no
longer be compliant with these provisions or previous approvals. Provisions of BDC
Chapter 20 that are applicable to the proposed medical clinic use are addressed for
compliance within this narrative. This application only requests approval of a new
conditional use for a medical clinic use. Exceptions or modifications to applicable
provisions of BDC Chapter 20 are not requested. As the CHC site is not located within the
Downtown Design District, BDC Chapter 20.25 and 70.3 are not applicable. This criterion
is met.
D. The proposed development is consistent with all applicable provisions of CHAPTER 60
(Special Requirements) and all improvements, dedications, or both, as required by the
applicable provisions of CHAPTER 60 (Special Requirements), are provided or can be
provided in rough proportion to the identified impact(s) of the proposed development.

Response:

Compliance with BDC Chapter 60 for the CHC site was demonstrated through prior design
review approvals. Provisions of BDC Chapter 60 that are applicable to the proposed
medical clinic use are addressed for compliance within this narrative. Alterations to the
exterior of the existing building, or associated site improvements, are not proposed with
this application. This criterion is met.
E. Adequate means are provided or can be provided to ensure continued periodic
maintenance and necessary normal replacement of the following private common
facilities and areas, as applicable: drainage facilities, roads and other improved rightsof-way, structures, recreation facilities, landscaping, fill and excavation areas, screening
and fencing, ground cover, garbage and recycling storage areas, and other facilities not
subject to maintenance by the City or other public agency.

Response:

Private common facilities and areas within the CHC site were proposed and approved
through prior design review approvals. Private common facilities and areas within the
site, as well as those directly serving the existing building that will be the location of the
proposed medical clinic use, are strategically located and easily accessible allowing for
adequate, efficient, and normal operation and maintenance. Private common facilities
and areas serving the existing building are shown on the existing conditions plan (Exhibit
B). This criterion is met.
F. There are safe and efficient vehicular and pedestrian circulation patterns within the
boundaries of the development.

Response:

Pedestrian, bicycle, and vehicle routes internal to the CHC site that serve the existing
building are identified on the existing conditions plan (Exhibit B). As identified, vehicle
access to the existing building is provided to SW Jenkins Road via a right-in/right-out
driveway, a right-out only driveway, as well as various other driveways providing access
to the CHC site. A dedicated pedestrian connection to SW Jenkins Road is provided via a
six-foot walkway. The existing building maintains access to the rest of the CHC site
through the existing on-site circulation system which includes drive aisles and separated
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sidewalks that provide for safe and efficient movement of all modes of transportation.
This criterion is met.
G. The development’s on-site vehicular and pedestrian circulation systems connect to the
surrounding circulation systems in a safe, efficient, and direct manner.
Response:

Pedestrian, bicycle, and vehicle routes internal to the CHC site that serve the existing
building are identified on the existing conditions plan (Exhibit B). This circulation system,
approved through prior design review approvals, provides the existing building with
connections to SW Jenkins Road, SW Cedar Hills Boulevard, and SW Hocken Avenue. This
system is designed to provide for safe and efficient movement of all modes of
transportation. This criterion is met.
H. Structures and public facilities serving the development site are designed in accordance
with adopted City codes and standards and provide adequate fire protection, including,
but not limited to, fire flow.

Response:

The existing building is already provided adequate fire protection through existing
structures and facilities approved through prior design review approvals. This criterion is
met.
I.

Response:

New public facilities are not proposed with this application. The proposed medical clinic
use will utilize an existing building within the CHC site. Existing development surrounding
the existing building was approved through prior design review approvals. As
demonstrated through prior design review approvals, adequate lighting is maintained
that provides for safe movement of vehicles, bicycles, and pedestrians, while also
providing for crime prevention. Further, existing driveways were designed to provide safe
access to and from the public street system through the use of sight distance triangles.
Hazardous conditions are not anticipated to result from the proposed medical clinic use.
This criterion is met.
J.

Response:

Structures and public facilities serving the development site are designed in accordance
with adopted City codes and standards and provide adequate protection from crime
and accident, as well as protection from hazardous conditions due to inadequate,
substandard or ill-designed development.

Grading and contouring of the development site is designed to accommodate the
proposed use and to mitigate adverse effect(s) on neighboring properties, public rightof-way, surface drainage, water storage facilities, and the public storm drainage system.
Grading and contouring for the CHC site was approved through prior design review
approvals and was designed to minimize effects on off-site properties, with no adverse
impacts to neighboring properties. New grading and contouring is not proposed with this
application. This criterion is met.

K. Access and facilities for physically handicapped people are incorporated into the
development site and building design, with particular attention to providing
continuous, uninterrupted access routes.
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Pedestrian, bicycle, and vehicle routes internal to the CHC site that serve the existing
building are identified on the existing conditions plan (Exhibit B). This system, approved
through prior design review approvals, provides safe and efficient movement of all modes
of transportation, including those facilities required under the Americans with Disabilities
Act (ADA). As identified on the existing conditions plan, ADA compliant parking spaces are
currently provided for the existing building and maintain safe and uninterrupted access
directly to the building’s entrance. A six foot pedestrian walkway is provided from the
existing building to SW Jenkins Road and adjacent public sidewalks, which includes ADA
ramps as necessary. Adequate lighting is also maintained that provides for safe
movement of vehicles, bicycles, and pedestrians throughout the site. This criterion is met.
L. The application includes all required submittal materials as specified in Section 50.25.1.
of the Development Code.

Response:

This application package includes all applicable submittal materials required by BDC
50.25.1. This criterion is met.

40.10. Conditional Use
40.15.15. Application.
There are seven (7) Conditional Use applications which are as follows: Interim Washington County Use
Type I, Minor Modification of a Conditional Use, Interim Washington County Use Type II, Major
Modification of a Conditional Use, New Conditional Use, Planned Unit Development, and Modification
of a Nonconforming Use.
5. New Conditional Use.
A. Threshold. An application for a New Conditional Use shall be required when the
following threshold applies.
1. The proposed use is Conditionally permitted in the underlying zoning district
and a prior Conditional Use approval for the proposed use is not already in
effect.
Response:

A future medical clinic use for one or multiple medical/dentist tenants is proposed. As
medical clinics are a conditional use in the CS zone per Table 20.10.20.A, a new conditional
use permit is required. A prior conditional use approval for the existing building is not
currently in effect. Therefore, the threshold for a new conditional use is met. The
applicable approval criteria for a new conditional use per BDC 40.10. are addressed for
compliance below.
B. Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall
apply to an application for a New Conditional Use. The decision making authority is the
Planning Commission.

Response:

A future medical clinic use is proposed. Therefore, a new conditional use is required, and
this request will be subject to the City’s Type 3 procedure.
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C. Approval Criteria. In order to approve a New Conditional Use application, the decision
making authority shall make findings of fact based on evidence provided by the
applicant demonstrating that all the following criteria are satisfied:
1. The proposal satisfies the threshold requirements for a Conditional Use
application.
Response:

As identified in response to BDC 40.15.15.5.A.1, the threshold for a new conditional use
is met. This criterion is met.
2. All City application fees related to the application under consideration by the
decision making authority have been submitted.

Response:

Applicable application fees related to the proposed new conditional use are being
submitted with this application. This criterion is met.
3. The proposal will comply with the applicable policies of the Comprehensive
Plan.

Response:

Compliance with applicable goals and policies of the Beaverton Comprehensive Plan for
the proposed new conditional use is demonstrated in Section IV of this narrative. This
criterion is met.
4. The size, dimensions, configuration, and topography of the site and natural
and man-made features on the site can reasonably accommodate the
proposal.

Response:

The existing building that will be the location of the medical clinic use has been previously
used for other medical clinic uses, including the Virginia Garcia Beaverton Wellness
Center, demonstrating the building can reasonably accommodate the proposed medical
clinic use. This criterion is met.
5. The location, size, and functional characteristics of the proposal are such that
it can be made reasonably compatible with and have a minimal impact on
livability and appropriate use and development of properties in the
surrounding area of the subject site.

Response:

This request is for a new conditional use for a future medical clinic use for one or multiple
medical/dental tenants to be located within an existing building within the CHC site. The
existing building has been previously used for other medical clinic uses, including the
Virginia Garcia Beaverton Wellness Center, demonstrating the proposed medical clinic
use is compatible with surrounding development, properties, and other uses. The
proposed medical clinic use will complement the mix of services currently available at the
shopping center and will provide additional resources and services to the community. The
proposed medical clinic use will be conducted wholly within an approximately 11,900
square foot existing building, which will limit any impacts on livability, uses, and
development of surrounding properties. This criterion is met.
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6. The proposed residential use located in the floodway fringe meets the
requirements in Section 60.10.25.
Response:

A residential use is not proposed and the CHC site is not located in the floodway fringe.
This criterion does not apply.
7. For parcel(s) designated Interim Washington County, the proposed use,
identified in the land use designation previously held for the subject parcel(s),
meets the use requirements identified in Washington County’s Development
Code.

Response:

The CHC site is not designated Interim Washington County. This criterion does not apply.
8. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.

Response:

This application is for a single request for a new conditional use and does not include or
require additional applications. This criterion does not apply.
D. Submission Requirements. An application for a Conditional Use shall be made by the
owner of the subject property, or the owner’s authorized agent, on a form provided by
the Director and shall be filed with the Director. The Conditional Use application shall
be accompanied by the information required by the application form, and by
Section 50.25. (Application Completeness), and any other information identified
through a Pre-Application Conference.

Response:

This request for a new conditional use is being made by the owner of the subject property.
The appropriate application forms are included as Exhibit A with this submittal. Any items
determined to be needed for application completeness will be submitted as necessary.

Chapter 60 – Special Requirements
60.30. Off-Street Parking
60.30.05. Off-Street Parking Requirements
Parking spaces shall be provided and satisfactorily maintained by the owner of the property for each
building or use which is erected, enlarged, altered, or maintained in accordance with the requirements
of Sections 60.30.05. to 60.30.20.
1. Availability. Required parking spaces shall be available for parking operable passenger
automobiles and bicycles of residents, customers, patrons and employees and shall not be used
for storage of vehicles or materials or for parking of trucks used in conducting the business or
use.
2. Vehicle Parking. Vehicle parking shall be required for all development proposed for approval
after November 6, 1996 unless otherwise exempted by this ordinance. The number of required
vehicle parking spaces shall be provided according to Section 60.30.10.5.
3. Bicycle Parking. Bicycle parking shall be required for all multi-family residential developments
of four units or more, all retail, office and institution developments, and at all transit stations
and park and ride lots which are proposed for approval after November 6, 1996. The number of
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required bicycle parking spaces shall be provided according to Section 60.30.10.5. All bike
parking facilities shall meet the specifications, design and locational criteria as delineated in this
section and the Engineering Design Manual.
Response:

The proposed new conditional use for a future medical clinic use for one or multiple
medical/dental tenants will be located within an existing building within the CHC site and
will share parking with other uses within the development. No changes to the existing
parking arrangement are proposed with this application. Off-street parking for the entire
CHC site was proposed and approved through previous design review approvals for the
site. Vehicle and bicycle parking is calculated and indicated in subsequent responses to
this section and is based on the Tables 60.30.10.5.A and B that stipulate the parking ratio
requirements for vehicles and bicycles.

60.30.10 Number of Required Parking Spaces
Except as otherwise provided under Section 60.30.10.11., off-street vehicle, bicycle, or both parking
spaces shall be provided as follows:
1. Parking Calculation. Parking ratios are based on spaces per 1,000 square feet of gross floor area,
unless otherwise noted.
2. Parking Categories.
A. Vehicle Categories. Contained in the table at Section 60.30.10.5. are vehicle parking
ratios for minimum required parking spaces and maximum permitted number of vehicle
parking spaces to be provided for each land use, except for those uses which are located
in the Regional Center which are governed by Section 60.30.10.6. These requirements
reflect the parking requirements of Title 4 of Metro’s Regional Transportation
Functional Plan.
1. Minimum number of required parking spaces. For each listed land use, the
City shall not require more than the minimum number of parking spaces
calculated for each use.
Response:

The existing vehicle parking is based on spaces required per 1,000 square feet of gross
floor area and the overall vehicle categories identified in subsequent responses to this
section. As the existing building is a part of CHC Mall 1, parking calculations are calculated
for the entire shopping center, which includes the proposed medical clinic use.
2. Parking Zone A. Parking Zone A reflects the maximum number of permitted
vehicle parking spaces allowed for each listed land use. Parking Zone A areas
include those parcels that are located within one-quarter mile walking
distance of bus transit stops that have 20-minute peak hour transit service or
one-half mile walking distance of light rail station platforms that have 20minute peak hour transit service.

Response:

Parking Zone A serves as the maximum parking space standard, as the nearby bus stops
are within a quarter-mile of the CHC site and provide 20-minute frequency during peak
hours (TriMet Line 20).
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B. Bicycle Categories. The required minimum number of short-term and long-term bicycle
parking spaces for each land use is listed in Section 60.30.10.5.
1. Short-Term parking. Short-term bicycle parking spaces accommodate persons
that can be expected to depart within two hours. Short-term bicycle parking
is encouraged to be located on site within 50 feet of a primary entrance, or if
there are site, setback, building design, or other constraints, bicycle parking
shall be located no more than 100 feet from a primary entrance in the closest
available area to the primary entrance as determined by the decision-making
authority.
2. Long-Term parking. Long-term bicycle parking spaces accommodate persons
that can be expected to leave their bicycle parked longer than two hours.
Cover or shelter for long-term bicycle parking shall be provided. School
buildings are exempted from the requirement to cover long-term bicycle
parking.
3. Bicycle parking shall be designed, covered, located, and lighted to the
standards of the Engineering Design Manual and Standard Drawings.
Response:

A single short-term bicycle rack is proposed approximately 40 feet from the main
entrance of the existing building, as shown on the existing conditions plan (Exhibit B).
Long-term bicycle parking will be provided within the building for each tenant
individually. Compliance with long-term bicycle parking requirements will be further
demonstrated during building permit submittals for future tenant improvements.

3. Ratios. In calculating the required number of vehicle and bicycle parking spaces, fractions equal
to or more than 0.5 shall be rounded up to the nearest whole number. In calculating the
required number of vehicle and bicycle parking spaces, fractions less than 0.5 shall be rounded
down to the nearest whole number.
Response:

Vehicle and bicycle parking requirements have been calculated in accordance with this
standard.

4. Uses Not Listed. For uses not specifically mentioned in this section, the requirements for offstreet parking facilities for vehicles and bicycles shall be determined with a Parking
Requirement Determination (Section 40.55.1.).
Response:

All of the existing uses within the CHC site, as well as the proposed medical clinic use, are
specifically mentioned in this section. Therefore, a parking requirement determination is
not required or requested with this application.

5. Parking Tables. The following tables list the required minimum and maximum vehicle (Table
60.30.10.5.A) and bicycle parking requirements (Table 60.30.10.5.B) for listed land use types.
The vehicle parking table excludes uses located in Regional Center zoning districts (See Table
60.30.10.6).
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Table 60.30.10.5.A - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES
(Excludes uses in Regional Center zoning districts - See Table 60.30.10.6)
Land Use Category

Required Parking Spaces

Maximum Permitted
Parking Spaces

Multiple Use
Zones

All Other
Zones

Zone A

Zone B

Medical, Dental Clinics

3.9

3.9

4.9

5.9

Retail, including shopping centers

3.0

3.3

5.1

6.2

Movie Theaters (per seat, maximum occupancy)

0.3

0.3

0.4

0.5

Sports Clubs / Recreational Facilities

4.3

4.3

5.4

6.5

Commercial Uses

Commercial Amusements

Response:

Required vehicle parking is provided and designed according to the applicable standards
identified in Table 60.30.10.5.A above. No new additional stalls are proposed with this
application, and parking will be shared within the entire CHC site. Table 2 below illustrates
the minimum and maximum parking requirements for the CHC site. The “Retail, including
shopping centers” ratio (3.3) was used to calculate required parking within the site, with
the exception of the Century movie theatre, LA Fitness, and the existing building that will
be the location of the proposed medical clinic use, as all other uses are a part of the
shopping center complex. The overall site, based on the identified uses, has a minimum
parking requirement of 2,474 stalls and a maximum limit of 3,714 stalls. The CHC site
currently provides 2,560 parking stalls, which exceeds the minimum requirement and is
less than the maximum stalls allowed.

Table 2: Required Vehicle Parking
Uses

Area (SF)

Min.
Required
Ratio

Min.
Required
Stalls

Max.
Allowed
Ratio

Max.
Allowed
Stalls

Retail, including shopping centers

467,163

3.3

1,542

5.1

2,383

Movie Theaters (Century Theatre,
10% transportation reduction)

2,624 (seats)

0.3

708

0.4

1,050

Sports Clubs / Recreational
Facilities (LA Fitness)

41, 294

4.3

178

5.4

223

Medical, Dental Clinics (existing
building/proposed new CUP)

11,900

3.9

46

4.9

58

-

-

2,474

-

3,714

Total Parking

Total Parking Provided

Response:

2,560

As identified in Table 2 above, the CHC site has a minimum parking requirement of 2,474
parking stalls and a maximum limit of 3,714 stalls based on the existing uses. The CHC site
currently provides 2,560 parking stalls, which exceeds the minimum requirement and is
less than the maximum stalls allowed.
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Table 60.30.10.5.B - PARKING RATIO REQUIREMENTS FOR BICYCLES
Land Use Category

Minimum Required Bicycle Parking Spaces
Short Term

Long Term

2 spaces or 1 space per 20,000
sq. ft. of floor area

2 spaces or 1 space per
4,000 sq. ft. of floor area

Commercial Uses
Medical, Dental Clinics

Response:

Required bicycle parking will be provided and designed according to the applicable
standards identified in Table 60.30.10.5.B above. Given the existing building’s proposed
use as a medical clinic, and its size of approximately 11,900 square feet, a minimum of
one short-term space is required, and a minimum two long-term spaces are required. A
single short-term bicycle rack is proposed approximately 40 feet from the main entrance
of the existing building, as shown on the existing conditions plan (Exhibit B). Long-term
bicycle parking will be provided within the building for each tenant individually.
Compliance with long-term bicycle parking requirements will be further demonstrated
during building permit submittals for future tenant improvements.

7. Exceeding Parking Ratios. More parking spaces for motor vehicle and bicycle parking may be
required as a condition of a Conditional Use. Variation from the specified minimum or maximum
number of required motor vehicle and bicycle parking spaces may be approved by the City
subject to Section 40.10.15.2. (Major Adjustment) of this Code. However, if surplus parking is
located in a parking structure, the parking ratios may be exceeded without requiring an
approval of a Major Adjustment for parking. Any surplus parking may be designed to any of the
City standards for off-street parking lot design. The Facilities Review Committee may
recommend approval of parallel parking spaces or other non-standard designs for surplus
parking in any zone.
Response:

The CHC site does not exceed parking ratios. As identified in Table 2 above, the CHC site
currently provides 2,560 parking stalls based on the existing uses, which exceeds the
minimum requirement (2,474) and is less than the maximum stalls allowed (3,714).

8. Residential Parking Dimensions. For all residential uses, any required parking space shall not be
less than 8 1/2 feet wide and 18 1/2 feet long.
Response:

Residential uses do not currently exist within the CHC site and are not proposed with this
application. Therefore, this standard does not apply.

9. Parking Space Calculation.
A. Multiple Uses. In the case of multiple uses, the total requirements for off-street vehicle
and bicycle parking facilities shall be the sum of the requirements for the various uses
computed separately.
B. Spaces which only meet the requirements of one establishment may serve more than
one establishment on the same parking lot, provided that sufficient evidence is
presented which shows that the times of peak parking demand for the various
establishments do not coincide, and that adequate parking will be available at all times
when the various establishments are in operation.
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All required vehicle and bicycle parking requirements have been calculated based on the
existing uses and the proposed medical clinic use, and the total requirement is the sum
of all the various use requirements for the CHC site.

10. Location of Vehicle Parking.
A. All required off-street parking spaces shall be provided on the same property as the use
requiring the spaces, with the following exceptions: [...]
Response:

Parking within the CHC site is shared among the existing uses within the site, including
with the existing building that will be the location of proposed medical clinic use. All
parking spaces provided are located on the same property.

60.30.15. Off-Street Parking Lot Design
All off-street parking lots shall be designed in accordance with City Standards for stalls and aisles as set
forth in the following drawings and tables: [...]
Response:

All off-street parking lots within the CHC site have been designed in accordance with all
applicable City standards and were proposed and approved through prior design review
approvals.

60.10. Floodplain Regulations
60.10.15. Development in Floodway.
1. Development in the floodway is prohibited, with the following exceptions, pursuant to
the site development ordinance, which requires hydrological and hydraulic analyses
demonstrating the proposed encroachment would not increase flood levels during the base
flood discharge; [...]
Response:

While minimal areas of the CHC site are within the floodway associated with Beaverton
Creek, as identified on Beaverton Maps, the existing building that will be the location of
the proposed medical clinic use is not located within the floodway, and no new
development is proposed with this application. In addition, the building finish floor of the
existing building is greater than 10 feet above the 100 year flood elevation.

60.10.20. Commercial and Industrial Uses in the Floodway Fringe.
All commercial and industrial uses, if allowed in the primary zone are allowed in the floodway fringe if
the proposed development [...]
Response:

While minimal areas of the CHS site are within the floodway fringe associated with
Beaverton Creek, as identified on Beaverton Maps, the existing building that will be the
location of the proposed medical clinic use is not located within the floodway fringe, and
no new development is proposed with this application. In addition, the building finish
floor of the existing building is greater than 10 feet above the 100 year flood elevation.

60.10.30. Development of Critical Facilities within the Floodway Fringe.
1. Construction of critical facilities shall be, to the extent possible, located outside the limits of
the floodplain.
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While minimal areas of the CHC site are within the floodway fringe associated with
Beaverton Creek, as identified on Beaverton Maps, the existing building that will be the
location of the proposed medical clinic use is not located within the floodway fringe.
Construction of new critical facilities is not proposed with this application. In addition,
the building finish floor of the existing building is greater than 10 feet above the 100 year
flood elevation.

4.0 Beaverton Comprehensive Plan
Applicable goals and policies of the Beaverton Comprehensive Plan are set forth below with findings
demonstrating the project’s consistency with these goals and policies.

Chapter 3 – Land Use Element
3.7 Commercial Centers and Corridors
Goal 3.7.1 Enhanced Commercial Centers and Corridors.
Policies:
a) Over time, new development and redevelopment should improve accessibility and comfort
for non-auto modes, including:
i.

Improving pedestrian and bicycle connections within and between sites.

ii. Enhancing or creating multi-modal connections wherever feasible.
iii. Providing direct pedestrian connections to, and amenities near, transit stops.
iv. Providing a more visually engaging and appealing street frontage through the
addition of buildings adjacent to the street, enhanced landscaping, more pedestrian
scale signage, etc.
v. Providing safe and convenient paths for pedestrians within large parking areas.
Response:

The proposed medical clinic use will utilize an existing 11,900 square foot building within
the CHC site. Site improvements surrounding the existing building were approved
previously with DR2018-0138, which included a widened sidewalk along the east side of
the building, new landscaped areas, re-paving and re-striping of the parking areas, and
ADA ramps. As identified on the existing conditions plan (Exhibit B), direct and convenient
pedestrian connections are provided to adjacent public rights-of-way, providing access to
transit stops and other nearby amenities. Pedestrian connections to the rest of the CHC
site are also provided, utilizing the existing pedestrian circulation system throughout the
site. Various other improvements to the CHC site were proposed and approved through
other prior design review approvals, which included frontage improvements along SW
Jenkins Road and SW Cedar Hills Boulevard, including 10 foot wide curb-tight sidewalks
with street trees. Adequate lighting is also maintained that provides for safe movement
of vehicles, bicycles, and pedestrians.

b) Emphasize commercial and employment uses, and limit ground floor residential uses to
preserve land to meet the city’s employment needs.
Response:

The proposed medical clinic use will utilize an existing 11,900 square foot building with
the CHC site. This proposed medical clinic use will complement the mix of services
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currently available at the shopping center and will provide additional resources and
services to the community. Ground floor residential uses are not proposed with this
application.
c) Allow for housing as part of an integrated mixed use development, generally behind or
above commercial uses, and buffered from high-traffic roadways or uses incompatible with
residential use.
Response:

New development, including housing, is not proposed with this application. Therefore,
this policy does not apply.

Goal 3.7.3 Community Commercial: Provide for commercial services that serve the surrounding
community, with limited auto-oriented uses.
Policies:
a) Allow commercial uses at a range of scales, including large-format retail, to address
community needs.
Response:

The proposed medical clinic use will utilize an existing 11,900 square foot building within
the CHC site. This proposed medical clinic use will complement the mix of services
currently available at the shopping center and will provide additional resources and
services to the community. The overall CHC site currently provides a variety of commercial
uses at a range of scales that addresses community needs, which will be enhanced with
the proposed use of the existing building, which is currently vacant.

b) Allow limited new automotive services (e.g. gas stations, car wash, and car repair) where
compatible with adjacent uses and where the design of the site and building or structure
promote a quality pedestrian environment along the street.
Response:

Automotive services are not proposed with this application.

c) Prohibit land-intensive vehicle sales and service uses and uses requiring extensive outdoor
storage.
Response:

Vehicle sales and service uses are not proposed with this application.

d) Use development standards and/or conditional use review to address potential issues
related to compatibility of commercial uses with adjacent housing, including noise, access
and parking.
Response:

Site improvements surrounding the existing building that will be the location of the
proposed medical clinic use were approved previously with DR2018-0138, which included
a widened sidewalk along the east side of the building, new landscaped areas, re-paving
and re-striping of the parking areas, and ADA ramps. Other site improvements to the CHC
site were proposed and approved through other prior design review approvals. As
medical clinics are a conditional use in the CS zone per Table 20.10.20.A, a new conditional
use permit is required, and the applicable review criteria for this new conditional use are
addressed for compliance within this narrative. This narrative demonstrates the proposed
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medical clinic use is compatible with surrounding development, properties, and other
existing uses.
e) Require multimodal or pedestrian connections based on block size standards to encourage
a pattern of development that can be easily navigated by foot or bike.
Response:

f)

The proposed medical clinic use will utilize an existing 11,900 square foot building within
the CHC site. Site improvements surrounding the existing building were approved
previously with DR2018-0138. Other site improvements to the CHC site were proposed
and approved through other prior design review approvals. As identified on the existing
conditions plan (Exhibit B), direct and convenient pedestrian connections are provided to
adjacent public rights-of-way, providing access to transit stops and other nearby
amenities. Pedestrian connections to the rest of the CHC site are also provided, utilizing
the existing pedestrian circulation system throughout the site, which allows the area to
be easily navigable by foot and bike. No changes to block sizes or pedestrian connections
are proposed with this application.
The Community Commercial designation may be applied in areas along arterial roads with
relatively high visibility and auto accessibility that also provide pedestrian, bicycle, and/or
transit connections to the surrounding community.

Response:

Changes in Comprehensive Plan designation are not proposed with this application.

Chapter 8 – Environmental Quality and Safety Element
8.4 Noise
Goal 8.4.1 Create and Protect a Healthy Acoustical Environment Within the City.
Policies:
a) Noise impacts shall be considered during development review process.
b) The City shall comply with EPA and DEQ noise standards.
Response:

The proposed medical clinic use will operate during normal business hours and activities
associated with the medical clinic use will be conducted entirely inside the existing
building. Therefore, no noise impacts are anticipated with the proposed use.

5.0 Conclusion
As evidenced through this narrative and associated documents, the applicant’s request for a new
conditional use for a future medical clinic for one or multiple medical/dental tenants is consistent with
the applicable local policies and regulations governing the allowance of this request. Therefore, the
applicant respectfully requests City of Beaverton approval of this new conditional use.
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