Received
Planning Division

10/10/2019

CEDAR HILLS – TEXT AMENDMENT & DESIGN REVIEW III
TABLE OF CONTENTS LIST OF EXHIBITS

TEXT AMENDMENT

1

I.

PROPOSAL SUMMARY

1

GENERAL INFORMATION

1

II. REQUEST

1

CONTEXT
CONCURRENT DESIGN REVIEW
EXHIBITS

2
2
3

III. COMPLIANCE WITH CITY OF BEAVERTON COMMUNITY DEVELOPMENT CODE
CHAPTER 40 – APPLICATIONS
CHAPTER 20 – LAND USE DISTRICTS

6
6
8

IV. COMPLIANCE WITH CITY OF BEAVERTON’S COMPREHENSIVE PLAN
CHAPTER 3 – LAND USE ELEMENT

9
9

V. COMPLIANCE WITH METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
TITLE 1 – HOUSING CAPACITY
TITLE 6 – CENTERS, CORRIDORS, STATION COMMUNITIES, AND MAIN STREETS
TITLE 8 – COMPLIANCE PROCEDURES

11
11
11
13

VI. COMPLIANCE WITH STATEWIDE PLANNING GOALS

13

VII. CONCLUSION

14

DESIGN REVIEW III

15

VIII. PROPOSAL SUMMARY

15

GENERAL INFORMATION
SITE CONTEXT & DESCRIPTION
PROJECT DESCRIPTION
REQUEST

15
17
18
20

IX. COMPLIANCE WITH CITY OF BEAVERTON COMMUNITY DEVELOPMENT CODE
CHAPTER 20 – LAND USES
CHAPTER 60 – SPECIAL REQUIREMENTS
CHAPTER 40 – APPLICATIONS

22
29
85

X. CONCLUSION

Cedar Hills – Text Amendment & Design Review III Application
July 24, 2019 (Rev. 10/11/19)

22

105

Pacific Community Design, Inc.
Page 1

LIST OF EXHIBITS
A
B
C
D
E
F
G
H
I
J
K
L
M
N
O
P
Q
R

COPIES OF APPLICATION FORM, FEE & RELATED DOCUMENTS
PRE-APPLICATION CONFERENCE SUMMARY
SITE PLANS
ARCHITECTURAL PLANS, ELEVATIONS & MATERIALS BOARD
NEIGHBORHOOD MEETING MATERIALS
CWS SERVICE PROVIDER LETTER
TRAFFIC IMPACT ANALYSIS (KITTELSON & ASSOCIATES)
SHARED PARKING ANALYSIS (KITTELSON & ASSOCIATES)
ILLUMINATION PLAN AND CUT SHEETS
PRELIMINARY STORM REPORT
BEAVERTON SCHOOL DISTRICT SERVICE PROVIDER LETTER
THPRD STATEMENT OF SERVICE
ROOF-MOUNTED EQUIPMENT
TRIMET BUS STOP EXHIBIT AND COMMENT LETTER
TUALATIN VALLEY FIRE & RESCUE SERVICE PROVIDER LETTER
TUALATIN VALLEY WATER DISTRICT PROVIDER LETTER
SIGHT DISTANCE EXHIBITS
UNDERGROUND GARAGE ACCESS & QUEUING EXHIBIT

Cedar Hills – Text Amendment Application
July 24, 2019 (Rev. 10/11/2019)

Pacific Community Design, Inc.
Page 2

TEXT AMENDMENT
I.

PROPOSAL SUMMARY

GENERAL INFORMATION

II.

Applicant:

UrbanForm Development
703 Broadway Street, Suite 510
Vancouver, WA 98660
(503) 314-0807
Contact: Fred Gast

Applicant’s Representative:

Pacific Community Design, Inc.
12564 SW Main Street
Tigard, OR 97223
(503) 941-9484
Contacts: Stacy Connery, AICP

REQUEST

This Text Amendment application requests amendments to the footnotes of the Development
Code, Section 20.20.15 Site Development Standards for SC-MU zone to meet the goals and
policies of the City of Beaverton Development Code, the City of Beaverton Comprehensive Plan,
the Metro Urban Growth Management Plan, and the Oregon Statewide Planning Goals. These
plans, goals, and policies are further addressed in Sections III, IV, V, VI of this report.
According to Section 20.20.10.8 the SC-MU District is generally located within one-half mile of
light rail station platforms. Under the current standards of the Development Code, footnote #5
of Table 20.20.15 states that the SC-MU zoning district has a “Maximum Floor Area Ratio (FAR)
1.20 within 400 feet from Light Rail Transit (LRT) station platforms, 1.00 beyond 400 feet.” This
Text Amendment proposes to add footnote #18, which states: “Maximum FAR 2.0 within 1,320
feet of LRT station platform, 1.00 beyond 1,320 feet.”
Footnote #13 of Table 20.20.15 states that the SC-MU zone allows for building heights of “100
feet permitted within 400 feet of LRT station platform, 60 feet permitted beyond 400 feet.”
This Text Amendment proposes to add footnote #19, which states: “100 feet permitted within
1,320 feet of LRT station platform, 60 feet permitted beyond 1,320 feet.”
This proposed Text Amendment will allow for the SC-MU zone to better-accommodate transitoriented, mixed-use (re)developments, the intent of the zone, by providing the opportunity for
high density, mixed-use developments within 1,320 feet of an LRT station platform instead of
limiting it to within 400 feet. The distance of 1,320 feet is equal to ¼ mile, which is a standard
measurement of a walkshed, within which transit-oriented design and land uses are
encouraged.
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CONTEXT
According to Section 20.20.10 of the City of Beaverton’s Code, the purpose of the SC-MU zoning
district is to create an opportunity for office, retail and service uses, as well as, places for
housing, within a half-mile from LRT stations. The diversity of uses combined with the proximity
of the transit services provides for a community that is both sustainable and efficient. The
current footnotes delineate a distance from the LRT stations that is not large enough to provide
for the intended benefits of this zone. In the City, LRT stations are adjacent to publicly owned
properties or large roads that account for most of the area within the given 400-foot radius.
Therefore, footnotes #5 and #13 are not implementable on land that is (re)developable. This
Text Amendment proposes to update the 400-foot distance to include areas of the SC-MU zone
that are within ¼ mile of LRT stations, a comfortable walking distance for most individuals and
half of the district’s area (1/2 mile) as defined by Section 20.20.10, above.
The City of Beaverton Comprehensive Plan, the Metro Urban Growth Management Plan, and the
Oregon Statewide Planning Goals each encourage the development of land- and energy-efficient
land use that is focused around areas with plenty of transportation options. Specifically, the
Beaverton Comprehensive Plan calls for the thoughtful and strategic infill and redevelopment
of land within the City of Beaverton, as well as the support for pedestrian-oriented mixed-use
areas. The SC-MU district encompasses areas of the city that would greatly benefit from both
infill/redevelopment and the use of transit-oriented, pedestrian-friendly design due to
proximity to transit. Additionally, the Metro Urban Growth Management Functional Plan points
to the region’s housing concerns and calls for the enhancements of areas like the SC-MU zoning
district, which are centers of the region’s communities and neighborhoods. This Text
Amendment will provide more opportunity for greater diversity in the housing supply in areas
that have already received large amounts of infrastructure and transportation investment,
specifically in the form of TriMet’s MAX light rail system, as well as, existing street and utility
networks. The areas designated as SC-MU are some of the most well-connected areas of the
City, making them ideal for investment and the type of centralization envisioned by the City’s
SC-MU zones.

CONCURRENT DESIGN REVIEW
The applicant is submitting this Text Amendment application concurrently with a Design Review
Three application that requests for the redevelopment of property located at 10236 & 10280
SW Park Way, Portland, OR 97225, on Tax Lots 1S102CC02800 and 02900, located in the Station
Community Multiple-Use District (SC-MU) zone. The application for Design Review proposes six
(6) buildings. Five (5) of these buildings are mixed-use with ground-floor commercial space and
residential units on the upper floors and one building entirely residential. The proposed
development provides 509 multi-family residential units and 56,388 square feet of commercial
space. Prior to annexation into the City of Beaverton, the subject property was under the
jurisdiction of Washington County and zoned TO:BUS, a transit-oriented land use district. Much
like the SC-MU zone, the intent of a transit-oriented zone is to provide pedestrian-oriented
design within ½ mile of a transit station. In the TO:BUS land use district, development up to 80
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feet in height is allowed regardless of the distance from an LRT station platform and there is
no Maximum FAR within 1,300 feet of an LRT station.
The existing Cedar Hills Shopping Center is specifically called out in the Washington County
Community Plan: Cedar Hills-Cedar Mill as Area of Special Concern No. 3, which states:
“(Regarding the Shopping Center site) Should redevelopment occur,
opportunities may arise to achieve a more transit-oriented development pattern
that includes a mix of retail commercial, office, and higher density residential
uses. Residential development is particularly anticipated to occur that will
count towards meeting Washington County’s capacity targets for dwelling units
in mixed-use areas.”
The Washington County Cedar Hills-Cedar Mill Community Plan states that the Cedar Hills area
is planned to provide more shopping and employment opportunities. The Plan recommends that
redevelopment within Cedar Hills-Cedar Mill plan area, adjacent to major transportation routes
and shopping areas, be encouraged to provide increased housing density.

EXHIBITS
Figure 1 below, identifies changes being proposed to the Site Development Standards in Section
20.20.15 of the City of Beaverton’s Development Code. Footnotes #18 and #19 are being added
as shown:
Figure 1: Proposed Changes to Development Code Section 20.20.15:
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Figure 2, following, provides a map of the SC-MU areas affected by the proposed Text
Amendment. There are currently five (5) LRT stations within the City of Beaverton that abut
SC-MU zoned properties: Elmonica/SW 170th Avenue; Merlo Road/SW 158th Avenue; Beaverton
Creek; Millikan Way; and the Sunset Transit Center. Figure 2 compares the existing 400-foot
distance versus the 1,320-foot (1/4 mile) distance proposed. The existing 400-foot distance
only affects four (4) tax lots. By increasing this distance to 1,320 feet (¼ mile), twenty-four
(24) tax lots will be affected. Since the SC-MU zone is “generally located within one-half mile
of light rail station platforms, modifying the distance to ¼ mile will create a gradual density
and massing transect from LRT stations. This gives the LRT stations a sense of centrality, which
is a major focus of the City of Beaverton Comprehensive Plan. Furthermore, ¼ mile is a
comfortable walking distance to transit stations effectively encouraging pedestrian- and
transit-oriented development.
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Figure 2: Affected SC-MU Areas:

The map in Figure 3. (following) shows the land use zones within the City of Beaverton (RC-TO,
RC-OT, OI-WS, C-WS, SC-S, SC-E1 and TC-MU with a PUD) and Washington County (TO:BUS,
TO:EMP, and TO:RC) that currently permit a Maximum FAR of at least 2.0. These land use zones
are predominantly located near the City Center and along the TriMet MAX Light Rail Corridor
and the TriMet WES Commuter Rail. As illustrated in the map, the SC-MU zone in almost all
cases is adjacent to these zones and in most cases is the land use zone that is closest to or
abuts the LRT stations. Therefore, the SC-MU district should have a comparable FAR standard.
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Figure 3: City of Beaverton and Washington County Land Use Zones that Permit a Maximum FAR of 2.0 or
Greater (Including the SC-MU zone)

Of the zones shown on Figure 3, RC-TO, RC-OT, SC-E1, SC-S, TO:BUS, and TO:EMP each have
significantly higher Maximum Height thresholds than the SC-MU zone despite being located in
similar locations. The City of Beaverton zones RC-TO and SC-S allow a maximum height of 120feet, the SC-E1 zone allows a maximum height of 100 feet, and the RC-OT zones allows a
maximum height of 75 feet. Washington County’s zones TO:BUS and TO:EMP allow a maximum
height of 80-feet. Considering the proximity of these land use zones to the LRT stations, and
the SC-MU zone’s comparable location in relation to LRT stations, the Maximum Height
standards for the SC-MU zone should be similar to these other land use zones.

III.

COMPLIANCE WITH CITY OF BEAVERTON COMMUNITY DEVELOPMENT CODE

CHAPTER 40 – APPLICATIONS
40.85

TEXT AMENDMENT

40.85.05

Purpose

The purpose of a Text Amendment application is to provide a mechanism for legislative amendments
to the Development Code. It is recognized that such amendments may be necessary from time to
time to reflect changing community conditions, needs, and desires, to fulfill regional obligations,
and to address changes in the law. This Section is carried out by the approval criteria listed herein.
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40.85.10

Applicability

The Text Amendment application shall apply to any change to Development Code text or diagrams.

Response:
This Text Amendment application is requesting to amend the Site Development
Standards of 20.20.15, specifically to add footnotes 18 and 19 in relation to the SC-MU zone.
40.85.15

Application

There is a single Text Amendment application which is subject to the following Requirements.
1. Text Amendment.
A. Threshold. An application for Text Amendment shall be required when the following
threshold applies:
1. Any change to the Development Code, excluding changes to the zoning map.

Response:
This Text Amendment application is requesting to amend the Site Development
Standards of 20.20.15, specifically to add footnotes 18 and 19 in relation to the SC-MU zone.
B. Procedure Type. The Type 4 procedure, as described in Section 50.50. of this Code, shall
apply to an application for Text Amendment. The decision-making authority shall be the
City Council. [ORD 4532; April 2010] [ORD 4697; December 2016]

Response:
The applicant understands that this Text Amendment application is subject to
the Type 4 procedure as described in section 50.50 and the decision-making authority is the
City Council.
C. Approval Criteria. In order to approve a Text Amendment application, the decisionmaking authority shall make findings of fact based on evidence provided by the applicant
demonstrating that all the following criteria are satisfied:
1. The proposal satisfied the threshold requirements for a Text Amendment application.

Response:
The proposal meets the threshold requirements for a Text Amendment
application because the applicant is requesting to amend the Site Development Standards of
20.20.15 for the SC-MU zone.
2. All City application fees related to the application under consideration by the
decision- making authority have been submitted.

Response:

All applicable fees are submitted at the same time as this application.
3. The proposed text amendment is consistent with the provisions of the Metro Urban
Growth Management Functional Plan.

Response:
Section V of this report demonstrates how the proposed text amendment
complies with the applicable provisions of the Metro Urban Growth Management Functional
Plan.
4. The proposed text amendment is consistent with the City’s Comprehensive Plan.
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Response:
Section IV of this report demonstrates how the proposed text amendment
complies with the applicable provisions and policies of City of Beaverton’s Comprehensive Plan.
5. The proposed text amendment is consistent with other provisions within the City’s
Development Code.

Response:
Section III of this report demonstrates how the proposed text amendment
complies with the applicable provisions of the City of Beaverton’s Development Code.
6. The proposed amendment is consistent with all applicable City ordinance
requirements and regulations.

Response:
The proposed Text Amendment is consistent with all applicable City ordinance
requirements and regulations, as demonstrated by this report.
7. Applications and documents related to the request, which will require further City
approval, shall be submitted to the City in the proper sequence.

Response:
Applications and documents that require further approval from the City will be
submitted in the proper sequence. A concurrent application for a Design Review Three is
submitted along with this application for a Text Amendment and will be reviewed by the City
in the proper sequence.
D. Submission Requirements. An application for Text Amendment to the City’s Development
Code shall be initiated by the City Council, Mayor, the Director, or any interested person
on a form provided by the Director and shall be filed with the Director. The Text
Amendment 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:
The Text Amendment application is submitted to the Director by the applicant.
The application is accompanied by the information in the application form checklist and
information identified in the by City Staff.

CHAPTER 20 – LAND USE DISTRICTS
20.20 MULTIPLE USE DISTRICTS
20.20.10.

PROPOSE
8. SC-MU Station Community – Multiple Use District. The SC-MU District is generally
located within one-half mile of light rail station platforms. Primary Permitted uses
include office, retail, and service uses. Multiple use and residential developments
are also Permitted with no maximum residential density. Manufacturing and
industrial uses are limited. Minimum densities and intensities are required.

Response:
This proposed Text Amendment aims to promote the vision of the City of
Beaverton’s Development Code by increasing the opportunity for more housing and economic
development in the SC-MU district by allowing for a Maximum Height of 100 feet and a Maximum
FAR of 2.0 up to ¼ mile from an LRT Station. By increasing this distance and by expanding the
Maximum FAR requirement, areas around transit stations will have the opportunity to provide
more housing and commercial space, while the City will be able to take advantage of the SCCedar Hills – Text Amendment
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MU district as an efficient transit-oriented district. Under the current standards, the height of
properties is limited outside of 400-feet from an LRT station platform. The current 400-foot
distance is very limited in the amount of land that may utilize this provision currently (only 4
tax lots). For example, the distance is measured from the station platform, but it does not
consider land owned by TriMet (facilities or parking lots) or public Right-of-way. In some cases,
the areas within the SC-MU zone and the 400-foot distance are simply not developable.
Therefore, in order for the vision of the SC-MU zone to be realized, the distance should be
increased to the ¼ mile walkshed.

IV.

COMPLIANCE WITH CITY OF BEAVERTON’S COMPREHENSIVE PLAN

CHAPTER 3 – LAND USE ELEMENT
3.1.1

ENCOURAGE DEVELOPMENT AND LAND USE PATTERNS THAT SUPPORT A
VARIETY OF TRANSPORTATION OPTIONS.

d) Apply land use designations and development regulations that support high-density
development near transit and services, in order to provide greater opportunities to live,
work, and meet daily needs near transit.
e) Encourage increased intensity of development within Mixed Use, Commercial, and
Employment areas that are located within a half-mile of high capacity transit stops or
stations, such as MAX and WES.

Response:
This Text Amendment proposes changes to the Site Development Standards of
the SC-MU zone to allow for a greater Maximum FAR threshold and higher Maximum Heights
within ¼ mile of LRT station platforms. These changes will allow for more opportunities in the
form of economic development and housing to be included in the SC-MU zone. The SC-MU land
districts are located next to the Light Rail Stations by definition, and therefore, this Text
Amendment will result in denser, more-sustainable development in areas that are focused
around transportation options.
3.2.1

PROVIDE FOR THOUGHTFUL AND STRATEGIC INFILL AND REDEVELOPMENT

a) Provide a set of residential infill guidelines and standards that encourage compatible infill
development, consistent with the following principles:
ii) Allow a wider variety of housing choices that can accommodate a range of age, household
sizes and/or income levels while ensuring the new housing responds to the scale and the
form of the neighborhood.
(iv) In areas well-served by transit, amenities and services, offer more flexibility for infill
housing and innovative housing types that meet city goals for affordability and livability,
and provide housing for diverse household sizes, types, and age ranges.

Response:
The proposed Text Amendment will allow land zoned SC-MU, within ¼ mile of
LRT stations, to provide more housing and a wider variety of housing choices and unit
compositions that are flexible enough to accommodate a diverse market, while also remaining
consistent with the neighboring Washington County and City of Beaverton land use designations.
Cedar Hills – Text Amendment
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 9

3.3.1

PROMOTE SUSTAINABLE
PROTECTION

DEVELOPMENT,

RESILIENCE,

AND

RESOURCE

a) Use land effectively in urban areas to relieve development pressure in rural areas and
help protect farms, forests, and natural resources.

Response:
The proposed Text Amendment will allow land zoned SC-MU, within ¼ mile of
LRT stations, to provide more housing in communities that are close to transit. By enabling this
type of development, pressure to develop on farms, forests, and natural resources is reduced.
3.4.2

COORDINATE WITH WASHINGTON COUNTY ON PLANNING FOR THE URBAN
PLANNING AREA
b) Recognize planning work done by Washington County when applying city policies and
development regulations as annexation occurs.
c) Update city policies or create City of Beaverton Community Plans for newly annexed
areas as needed to reflect changing conditions or where County plans offer little
guidance.

Response:
The applicant is using the City of Beaverton’s Text Amendment procedure to help
update the standards of the SC-MU zone to better-reflect intended development patterns within
the ¼ mile walking distance of LRT stations.
3.6.1

SUPPORT PEDESTRIAN-ORIENTED MIXED-USE AREAS
a) Provide for a mix of commercial, residential, employment, and civic uses at relatively
high densities to create vibrant, walkable areas where many activities can be
accomplished on foot or by bike or transit.

Response:
This Text Amendment proposes to change the SC-MU zone within ¼ mile of LRT
stations to allow for greater building massing, which means that the potential to provide more
housing and commercial/employment opportunity is increased. These new housing and
employment opportunities will be close to and accessible by transit.
3.6.4

STATION COMMUNITIES: ENCOURAGE DEVELOPMENT AND REDEVELOPMENT
AROUND LIGHT RAIL STATIONS THAT LEVERAGES PROXIMITY TO LIGHT RAIL
AS AN AMENITY FOR URBAN LIVING/WORKING AND SUPPORTS A VARIETY OF
TRANSPORTATION MODES.
a) Encourage vertical mixed-use development that provides for street-level retail while
accommodating housing or office uses above, to support businesses that rely on foot
traffic.
b) Incorporate high-density residential development, particularly within a half-mile walking
distance of the light rail station, to provide the highest accessibility to light rail to the
greatest number of households.
e) Within a half-mile of the light rail station platform and along routes that are likely to be
used by pedestrians to access public transportation, require development to provide the
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pedestrian-oriented design features such as windows, awnings, detailed building facades
and street furniture.
g) The Station Community designation may be applied in areas within approximately a halfmile of light rail that can support higher intensity uses.

Response:
The proposed Text Amendment provides the opportunity for higher intensity
uses within ¼ mile of LRT station platforms. This will allow a greater area around transit hubs
to create dense, vibrant communities.
4.1.1

PROVIDE AN ADEQUATE SUPPLY OF HOUSING TO MEET FUTURE NEEDS
a) Use available land within the city efficiently, encouraging new residential development
to take advantage of allowed maximum densities where appropriate.
b) Support high density infill development that capitalizes on existing infrastructure and
where impacts can be mitigated.
c) Encourage high density residential development on mixed use and commercially zones
sites with proximity to transit and amenities with the objective of creating 18-hour
neighborhoods.

Response:
The SC-MU zoning district is designed to provide mixed-use developments next
to transit and the proposed Text Amendment will allow for sites designated as SC-MU to have
more commercial and residential opportunity within ¼ mile of Light Rail Stations. The region
has made an investment in the TriMet light rail transit system and the jurisdictions surrounding
the LRT stations, including Beaverton, have invested in the infrastructure for stations and
community centers to be developed near LRT stops. This Text Amendment encourages the
intended development patterns around these areas of significant public investment.

V.

COMPLIANCE WITH METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN

TITLE 1 – HOUSING CAPACITY
3.07.110

PURPOSE AND INTENT

The Regional Framework Plan calls for a compact urban form and a “fair-share” approach to meeting
regional housing needs. It is the purpose of Title 1 to accomplish these policies by requiring each
city and county to maintain or increase its housing capacity except as provided in section 3.07.120.
[Ord. 97-715B, Sec. 1. Ord. 02-969B, Sec. 1. Ord. 10-1244B, Sec. 2.]

Response:
This Text Amendment proposes changes to the Site Development Standards of
the SC-MU zone to allow for more housing units to be included in the SC-MU zone, which will
help to alleviate the housing needs of the region.

TITLE 6 – CENTERS, CORRIDORS, STATION COMMUNITIES, AND MAIN STREETS
3.07.610

PURPOSE

The Regional Framework Plan identifies Centers, Corridors, Main Streets and Station Communities
throughout the region and recognizes them as the principal centers of urban life in the region. Title
Cedar Hills – Text Amendment
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6 calls for actions and investments by cities and counties, complemented by regional investments,
to enhance this role. A regional investment is an investment in a new high-capacity transit line or
designated a regional investment in a grant or funding program administered by Metro or subject to
Metro’s approval. [Ord. 97-715B, Sec. 1. Ord. 98-721A, Sec. 1. Ord. 02-969B, Sec. 7. Ord. 10-1244B,
Sec. 5.]

Response:
The region has made large investments in the TriMet LRT system and this text
Amendment is consistent with the intent of these investments within City of Beaverton by
amending the City’s development code. By providing more opportunity for residential,
employment, and commercial spaces, the Station Communities of the City of Beaverton can
meet their goals as being multi-modal, mixed-use hubs for the entire region.
3.07.620

ACTIONS AND INVESTMENTS IN CENTERS, CORRIDORS, STATION COMMUNITIES,
AND MAIN STREETS

d) A plan of actions and investments to enhance the Center, Corridor, Station Community or
Main Street shall consider the assessment completed under subsection (c) and include at
least the following elements:
1) Actions to eliminate, overcome or reduce regulatory and other barriers to mixed-use,
pedestrian-friendly and transit-supportive development;
2) Revisions to its comprehensive plan and land use regulations, if necessary, to allow:
A. In Regional Centers, Town Centers, Station Communities and Main Streets, the mix
and intensity of uses specified in section 3.07.640; and
B. In Corridors and those Station Communities in areas shown as Industrial Area or
Regionally Significant Industrial Area in Title 4 of this chapter, a mix and intensity of
uses sufficient to support public transportation at the level prescribed in the RTP;

Response:
This text amendment proposes to increase the Maximum FAR and Maximum
Heights of the Station Community – Mixed-Use Zone for all sites within 1,320 feet of an LRT
station platform. These changes allow for mixed-use developments to thrive in the SC-MU zone
and provide a broad mix of uses within walking distance of a high-speed transit option. In doing
so, there can be a healthy increase in the potential intensity of uses in areas of the region
where investments, especially in transit, can accommodate higher densities and intensities of
use.
3.07.640

ACTIVITY LEVELS FOR CENTERS, CORRIDORS, STATION COMMUNITIES AND
MAIN STREETS

a) Centers, Corridors, Station Communities and Main Streets need a critical number of residents
and workers to be vibrant and successful. The following average number of residents and
workers per acre is recommended for each
3. Station Communities – 45 persons

Response:
The proposed Text Amendment would better enable the SC-MU zones to provide
for a critical number of residents and workers to make these areas vibrant and successful.
b) Centers, Corridors, Station Communities and Main Streets need a mix of uses to be vibrant
and walkable. The following mix of uses is recommended for each:
1. The amenities identified in the most current version of the State of the Centers: Investing
in Our Communities, such as grocery stores and restaurants;
Cedar Hills – Text Amendment
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2. Institutional uses, including schools, colleges, universities, hospitals, medical offices and
facilities;
3. Civic uses, including government offices open to and serving the general public, libraries,
city halls and public spaces.

Response:
This proposed Text Amendment creates more opportunity for the creation of a
vibrant and walkable development within the ¼ mile walking distance of an LRT station
platform.
c) Centers, Corridors, Station Communities and Main Streets need a mix of housings types to be
vibrant and successful. The following mix of housing types is recommended for each:
1. The types of housing listed in the “needed housing” statute, ORS 197.303(1);
2. The types of housing identified in the city’s or county’s housing need analysis done
pursuant to ORS 197.296 or statewide planning Goal 10 (Housing);

Response:
This Text Amendment provides the City of Beaverton with an opportunity to
expand on its current housing supply and meet its share of the region’s housing needs. Given
the proximity to LRT stations, the type of housing being proposed will have adequate
transportation services and shopping centers and employment areas will be very accessible.

TITLE 8 – COMPLIANCE PROCEDURES
3.07.640

COMPLIANCE PROCEDURES

Response:
Title 8 outlines the procedural process which includes notification requirements
when amendments to the comprehensive plan or land use regulations are being proposed. As
part of the City’s standard noticing procedures, metro will be sent a copy of the notice, which
contains a summary of the proposed changes, 35 days prior to the first public hearing.

VI. COMPLIANCE WITH STATEWIDE PLANNING GOALS
GOAL 1: CITIZEN INVOLVEMENT – To develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases of the planning process.

Response:
Consistent with procedures outlined in the development code, the City will send
notices of the proposed Text Amendment to all the nearby property owners, all the NAC chairs,
the Chair of the BCCI, Washington County’s Department of Land Use and Transportation, and
the Department of Land Conservation and Development. Copies of the hearing notice will also
be posted to the Library, City Hall and the notice of hearing will also be published to the City’s
website and in a newspaper of general circulation, consistent with Type 4 noticing
requirements.
GOAL 2: LAND USE PLANNING – To establish a land use planning process and policy framework as a
basis for all decision and actions related to use of land and to assure an adequate factual base for
such decisions and actions.

Response:
The applicant is using the City of Beaverton’s Land Use Planning Processes and
Framework, which include citizen review and comments, in order to propose this Text
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Amendment. This proposed Text Amendment is formed from a factual base and the need to
alter the City’s Development Code.
GOAL 9: ECONOMIC DEVELOPMENT – To provide adequate opportunities throughout the state for a
variety of economic activities vital to the health, welfare, and prosperity of Oregon’s citizens.

Response:
This Text Amendment expands opportunity for business development. The
proposal will not have a negative impact on the economy of the state.
GOAL 10: HOUSING – To provide for the housing needs of citizens of the state.
Response:
This proposal will enhance the ability of the City to meet its share of the housing
needs of the citizens of the state.
GOAL 11: PUBLIC FACILITIES AND SERVICES - To plan and develop a timely, orderly, and efficient
arrangement of public facilities and services to serve as a framework for urban and rural
development.

Response:
The proposed Text Amendment will not impair the City’s ability to provide
necessary services.
GOAL 12: TRANSPORTATION – To provide and encourage a safe, convenient, and economic
transportation system.

Response:
The proposed text Amendment supports the use of public transportation by
expanding the development potential on parcels within Station Communities that are close to
the LRT stations. Proposed development on these SC-MU parcels will still comply with all
applicable development code sections.
GOAL 13: ENERGY CONSERVATION – To conserve energy.
Response:
The proposed Text Amendment will not change the City’s ability to conserve
energy or promote energy-efficient measures.
GOAL 14: URBANIZATION – To provide for an orderly and efficient transition from rural to urban
land use, to accommodate urban population and urban employment inside urban growth
boundaries, to ensure efficient use of land, and to provide for livable communities.

Response:
The proposed Text Amendment only applies to land that is already urbanized and
therefore does not alter the transition from rural to urban land use.

VII. CONCLUSION
This narrative demonstrates that this Text Amendment complies with applicable City of
Beaverton Development Code Sections, City of Beaverton Comprehensive Plan goals and
policies, Oregon Statewide Planning Goals, and the Metro Urban Growth Management Plan.
Therefore, the Applicant respectfully requests approval of this Text Amendment.
Cedar Hills – Text Amendment
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DESIGN REVIEW III
VIII. PROPOSAL SUMMARY
GENERAL INFORMATION
Applicant:

UrbanForm Development
703 Broadway Street, Suite 510
Vancouver, WA 98660
(503) 314-0807
Contact: Fred Gast

Applicant’s Representative:

Pacific Community Design, Inc.
12564 SW Main Street
Tigard, OR 97223
(503) 941-9484
Contacts: Stacy Connery, AICP
K.C. Schwartzkoph, PE
Travis Jansen, PLS

Architect:

Milbrandt Architects, Inc., P.S.
25 Central Way,
Suite 210
Kirkland, WA 98033
Contacts: Rick Tolleshaug, AIA

Traffic Engineer:

Kittelson & Associates, Inc.
610 SW Alder Street, Suite 700
Portland, OR 97205
(503) 228-5230
Contacts: Julia Kuhn, PE

Geotechnical Engineer:

GeoDesign, Inc.
15575 SW Sequoia Parkway,
Suite 100
Portland, OR 97224
(503) 968-8787
Contact: Shawn Dimke, PE, GE

Property Owners:

1S102CC Tax Lots 02800
Cedar Hills Shopping Center, LLC
10180 SW Park Way
Portland, OR 97225
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1S102CC Tax Lot 02900
Cedar Hills II, LLC
10180 SW Park Way
Portland, OR 97225
1S102CC Tax Lot 02700
Quick Signs, Inc.
10330 SW Park Way
Portland, OR 97225
Site Location:

Southwest of OR Hwy 26 and OR Hwy 217;
Southeast corner of the SW Park Way – SW
Marlow Ave. intersection

Map and Tax Lots:

1S102CC02800, 02900, and 02700

Design Review Three Size:

7.904 ac (344,275.8 sf)

City Land Use Classification:

SC-MU: Station Community Multiple-Use
District

Pre-Application Meeting Date:

June 19, 2019

Neighborhood Meeting Date:

July 8, 2019

Land Use Applications Requested:

Design Review Three
Parking Determination/ Shared Parking
Land Division/ Preliminary Partition
Text Amendment
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SITE CONTEXT & DESCRIPTION
The applicant is proposing a mixed-use development at 10236 & 10280 SW Park Way, Portland,
OR 97225, on Tax Lots 1S102CC02800 and 02900. Tax lot 02800, 2.086-acres in area, is owned
by Cedar Hills Shopping Center, LLC and tax lot 02900, 5.818-acres in area, is owned by Cedar
Hills II, LLC. The property owner of tax lot 02700 has agreed to inclusion in the overall project.
Located in the northwest corner of the block, Tax lot 02700 is identified to be developed as a
public plaza in cooperation with Tualatin Hills Park & Recreation District (THPRD) in a future
phase of development to be submitted as a later stage.
The site is located southwest of the OR Highway 26 and OR Highway 217 interchange, southeast
of the intersection between SW Park Way and SW Marlow Avenue and less than ¼ mile from the
Sunset Transit Station. The 113,361 sq. ft. Cedar Hills Shopping Center consisting of 97,339 sq.
ft. of commercial and retail area and a 16,022 sq. ft. unoccupied basement currently occupies
the site. The shopping center will be razed to accommodate the proposed development. Tax
Lot 02800 contains 23,510 sq. ft. of the Cedar Hills Shopping Center and 63,700 sq. ft. of
blacktop, and Tax Lot 02900 contains 73,829 sq. ft. of the shopping center, a 16,022 sq. ft.
unoccupied basement and 127,500 sq. ft. of blacktop.
To achieve this plan, the property owners of the Cedar Hills Shopping Center annexed the
property into the City of Beaverton (ANX2019-0004). On June 11, 2019 Beaverton City Council
adopted Ordinance Number 476, annexing the subject property (Map and Tax Lot Nos.
1S102CC02800 and 1S102CC02900) into the City limits. Prior to annexation the subject property
was located in Washington County’s transit-oriented business district (TO:BUS) zone. Also, on
June 11, 2019 City Council adopted Ordinance Number 4768 amending the Comprehensive Plan
Land Use and Zoning Maps to remove the subject property from Washington County’s TO:BUS
zone and apply the Station Community Multiple-Use District (SC-MU) designation. Upon
annexation, the subject property is located within the boundaries of the Central Beaverton
Neighborhood Association.
The following tables provide details of the subject property and surrounding area and utilities
that serve the site:
Table A. Property Details

Zoning
Current Development
Site Size
Location
NAC
Surrounding Uses

SC-MU (Station Community Multiple-Use District)
Cedar Hills Shopping Center
Tax Lot 02800: 2.086 acres, Tax Lot 02900: 5.818 acres, Total Site: 7.904 acres
Southwest of OR Hwy 26 and OR Hwy 217 interchange, south of SW Park Way, east of
SW Marlow Ave., north of SW Wilshire St. less than ¼ from the Sunset Transit Center
Central Beaverton
Zoning:
Uses:
North: WACO - TO:BUS
North: Medical Office, Commercial
South: WACO – TO:R40-80
South: Cedar Hills Townhomes
East (Adjacent): State Highway
East (Adjacent): OR 217 Frontage Road
East: WACO – TO:BUS
East: Medical and General Office
West: WACO – TO:BUS
West: Medical and General Office
Northwest (Tax Lot 02700): SC-MU Northwest (Tax Lot 02700): Vacant/Commercial
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Table B: Utilities

Utility

Service
Provider

Size

Water

TV Water

8”

Sanitary
Sewer

Clean Water
Services

Storm
Drainage

Clean Water
Services

8”
8”
15” and 24”
18” and 24”

Location
SW Park Way
SW Wilshire Street
SW Marlow Avenue
SW Park Way and
at Intersection of SW Wilshire St and SW Eastridge Street
SW Wilshire Street
SW Park Way along upstream northern boundary of site
SW Wilshire St on downstream south end of site

PROJECT DESCRIPTION
This application proposes to redevelop the underutilized Cedar Hills Shopping Center into a
lively mixed-use, high-density, transit-oriented development. The proposed development will
consist of six (6) new buildings, five (5) of which will be mixed-use with retail and commercial
space at the street level and five (5) floors of residential above and one (1) entirely residential
building. Ground floor retail and commercial space will front public rights-of-way to activate
the public space while delivering shopping, dining, entertainment, and employment
opportunities for residents and visitors. Architectural plans and elevations provided in Exhibit
D of this application illustrate the articulation, variety, forms, and materials proposed to be
used in each of the buildings to create interest while promoting pedestrian scale.
Designed as a pedestrian- and transit-oriented development proposed improvements to public
pedestrian and bicycle network will provide safe, comfortable and convenient access to
multiple-modes of safe and reliable public transportation. Proposed improvements include
wider sidewalks, clearly marked cross-walks and pedestrian routes, mid-block crossings, and
bike lanes. Pedestrian and bicycle improvements will increase connectivity from the site to
the adjacent neighborhood including the and TriMet bus stop located on-site and the Sunset
Transit Center located less than ¼ mile away.
Improvements to Tualatin Hills Park & Recreation District (THPRD) “combined trail and
sidewalk” adjacent to SW Wilshire and SW Marlow and ODOT’s shared bicycle/ pedestrian
sidewalk adjacent to OR 217 Frontage Road will improve safety and comfort of bicyclists and
pedestrians. Internal walkways are designed to provide safe, direct and comfortable pedestrian
circulation in a way that is separated from automobiles. On-site public plazas, open space, wide
walkways, trees and vegetation, and street furnishings located between and adjacent to
buildings further enhance the pedestrian- and transit-oriented development and creates space
residents and visitors will enjoy.
The following table provides details of the existing rights-of-way that abut the site and
proposed improvements:

Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 18

Table C. Transportation

*Street
(Classification)
SW Park Way
(Collector)
OR 217 Frontage Road
(Freeway)
SW Wilshire Street
(*Special Area Commercial Street)
SW Marlow Avenue
(*Special Area Neighborhood Route)

R/W

Existing
Paved Surface
Width

Max.
R/W

Planned
Max. Paved
Bike
Width Surface
Lanes

LIDA
Swale

58’

47.5’ – 49.5’

77.5’

56.5’

Yes

No

41’

30’

45.5’

26’

No

No

62.5’

41’ – 56.5’

69.5’

49’

Yes

No

56’

56’

64’

50’

Yes

No

*Site located w/in Cedar Hills & Sunset Station Special Area Street Overlay

Positioned at the intersection of OR Highway 26 and OR Highway 217, motor vehicles can
efficiently access the site from each highway. Impact to the pedestrian right-of-way is
minimized with safe vehicular access to underground parking, surface parking behind buildings,
and internal walkways.
The subject property is located in the City’s SC-MU (Station Community Multiple Use) land use
district and less than a ¼ mile from the Sunset Transit Center. According to the City of
Beaverton’s Comprehensive Plan, new development within Station Communities are intended
to be “more transit-oriented” and developed at a “greater intensity.” Goal 3.6.4 of the Plan
encourages redevelopment near light rail stations to provide amenities for urban living and
working while supporting a variety of transportation modes. Specifically, Plan policies “limit
surface parking to encourage compact development and reduce the space between buildings to
support walking between destinations” within Station Communities (Policy 3.6.4.d).
The proposed mixed-use development will provide 509 multi-family residential units, 56,388
sq. ft. of commercial space and parking for 576 vehicles. The City of Beaverton’s Development
Code (BDC) requires development located in the SC-MU multiple-use zone to provide 1.0 parking
space per dwelling unit and 3.0 parking spaces per 1,000 sq. ft. of commercial space for a total
of 678 spaces (BDC 60.10.5.A). The applicant is utilizing allowed vehicle parking reduction of
10% (68 spaces) for on-site transit amenities and a reduction of 5% (34 spaces) for substitution
of bicycle parking (BDC 60.30.10.11 A. and E.) Applying the allowed reductions, 102 vehicle
parking spaces, BDC requires the development to provide 576 spaces.
Residents of the development will have access to 337 vehicle parking spaces located in the
underground parking area and users of both the commercial area and residents will share access
to the 239 spaces located in the on-site surface parking area. In addition to the 576 parking
spaces provided, 16 vehicle parking spaces will be available outside of hours designated for
garbage pick-up within the Garbage Loading zones and 16 parallel vehicle parking spaces will
be provided adjacent to the central accessway. A Shared Parking memorandum prepared by
Kittelson & Associates, included in Exhibit H of this submittal, provides a detailed analysis
demonstrating shared parking is appropriate for the surface parking area when peak demand
for parking for both residential and commercial uses occur simultaneously.

Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 19

REQUEST
To achieve this plan, the property owners of the Cedar Hills Shopping Center petitioned for
annexation into the City of Beaverton (ANX2019-0004) and amendment of the City’s Land Use
Map (CPA2019-0002) and Zoning Map (ZMA2019-0003). The decision to approve annexation and
amend the City’s land use and zoning maps occurred through the adoption of ordinances by the
City Council. Ordinance No. 4767 withdraws the site from Washington County and adds the
annexed tax lots and adjacent rights-of-way into City limits. Ordinance No. 4768 amends the
zoning designation from Washington County’s transit-oriented business district (TO:BUS) and
applies the City’s Station Community Multiple-Use District (SC-MU). The annexation became
effective July 12, 2019.
In accordance with the Annexation Agreement, a Conceptual Master Plan (CMP) was submitted
to the City of Beaverton prior to submittal of this land use application. The purpose of the CMP
was to ensure that development that occurs on the annexed property will “provide high quality
pedestrian and bicycle connections and public open space in fashion a well-coordinated with
future development in the surrounding area and consistent with goals of the Beaverton
Comprehensive Plan.” The CMP was initiated with a charrette held on May 14, 2019. The
charrette was facilitated by Brian McCarter of ZGF Architects and attended by members of City
staff and representatives from Tualatin Hills Park & Recreation District, Kittelson & Associates,
Milbrandt Architects, UrbanForm Development, and Pacific Community Design. The charrette
identified considerations and opportunities that redevelopment of the Cedar Hills Shopping
Center creates for the neighborhood. Applying feedback from the charrette, CMP plans and
narrative were submitted to the city on June 17, 2019.
Located less than ¼ mile from the Sunset Transit Center, the City of Beaverton’s Station
Community Multiple-Use District (SC-MU) zoning designation permits a mixed-use development
with no maximum residential density subject to a Design Review application. With over 50,000
gross square feet of non-residential floor area proposed on a site that does not abut a
Residential zoning district, the application meets the threshold for Design Review III.
Required for all Type III applications, a pre-application conference and a Neighborhood Review
Meeting was held prior to submittal of this application. The pre-application conference was
held on June 19, 2019. In attendance were members of City staff, and representatives from
Oregon Department of Transportation, Washington County, Urban Form Development, and
Pacific Community Design. A summary of the meeting is provided in Exhibit B of this application.
The Neighborhood Review Meeting was conducted on July 8, 2019. Exhibit E of this application
contains copies of the meeting materials as required by Section 50.30.4.
The City’s review of the plans and materials submitted for the pre-application meeting
determined the Design Review Guidelines in Table D (following) are applicable to the
application and addressed later in this statement.
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Table D: Applicable Design Review Guidelines Utilized:

Design Review Guidelines
60.05.35 Building Design and Orientation Guidelines
1. Building Articulation and Variety (A., B., C., D., E.)
2. Roof Forms (A., B.)
3. Primary Building Entrances (A., B.)
4. Exterior Building Materials (A., B.)
5. Roof-mounted Equipment
6. Building location/ orientation along street in Multiple Use Zoning District (A., D.)
8. Ground floor elevations on multiple use buildings (A.)
60.05.40 Circulation and Parking Design Guidelines
1. Connections to the public street system
2. Loading areas, solid waste facilities and similar improvements (A., B.)
3. Pedestrian circulation (A., B., C., D., E., F.)
4. Street frontages and parking areas
5. Parking area landscaping
6. Off-Street parking frontages in Multiple-Use Districts (A.)
7. Sidewalks along streets/primary building elevations in Multiple-Use zones (A., B.)
8. Connect on-site buildings, parking, and other improvements with identifiable streets and
drive aisles in Multiple-Use Districts (A., B.)
60.05.45 Landscape, Open Space and Natural Areas Design Guidelines
3. Min. Landscaping Requirements for Developments in Multiple-Use Districts (A., C., E.)
9. Integrate water quality, quantity, or both facilities
60.05.50 Lighting Design Guidelines (1., 2., 3., 4.)

In addition to the Design Review application, the applicant is requesting approval of a Parking
Determination for Shared Parking and Land Division Application for a Preliminary Partition. A
Shared Parking Determination is being requested to implement a parking program to adequately
serve the proposed uses and comply with City standards. A shared parking analysis conducted
by Kittelson & Associates, located in Exhibit H of this application, illustrates the proposed
mixed-use development meets the City’s approval criteria for Shared Parking. Approval of a
Preliminary Partition is being requested to create two (2) parcels and one (1) tract from Tax
lots 1S102CC02800 and 02900.
A concurrent Text Amendment application has been submitted that updates the site
development standards for the SC-MU zone to better meet goals and policies of the Beaverton
Comprehensive Plan for Station Communities.
This narrative and the attached exhibits demonstrate compliance with the applicable criteria
of the City of Beaverton Development Code.
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IX. COMPLIANCE WITH CITY OF BEAVERTON COMMUNITY DEVELOPMENT CODE
CHAPTER 20 – LAND USES
20.20

MULTIPLE USE LAND USE DISTRICTS

20.20.15

Site Development Standards
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Response:
The applicant’s proposal is located within 1,320 feet (1/4 mile) of the Sunset
Transit Center in the SC-MU (Station Community Multiple Use) land use district. The proposed
development will consist of six (6) new buildings, five (5) of which will be mixed-use with retail
and commercial space at the street level and five (5) floors of residential above and one (1)
entirely residential building. The development will provide 509 residential units, 56,388 square
feet of commercial space and parking for 576 vehicles.
According to the Site Development Standards of 20.20.15(A) and (D), the subject property does
not have a minimum or maximum parcel area, or minimum lot width or depth.
The subject property is adjacent to SW Park Way on the north, SW Marlow Avenue on the west,
SW Wilshire Street on the south, and Oregon Highway 217 Frontage Road on the east. None of
the rights-of way are classified as major pedestrian routes and the proposed mixed-use
development does not include detached dwelling or duplexes.
The mixed-use buildings (Buildings 1, 2, 3, 4, and 6) of the development are governed by floor
area ratio (FAR) standards of Table 20.20.15 as modified by the concurrent Text Amendment.
The gross floor area of the development, 630,234 square feet, in relation to the 323,215.2
square foot net site area results in a proposed FAR of 1.95. The proposed mixed-use buildings
comply with the maximum floor area ratio of 2.0 allowed within the SC-MU zone for
development located within 1,320 feet from light rail transit station platform. The 6-story
buildings will be 77.5 feet in height, which is less than the 100-foot height requirement within
1,320 feet of a light rail transit station platform, in accordance with the concurrent Text
Amendment. The proposed development complies with the site development standards for SCMU as modified by the concurrent Text Amendment, which is consistent with the goals and
policies of the Beaverton Comprehensive Plan.
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20.20.20

Land Uses

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The development consists of six (6) new buildings. Five (5) of the
buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above. One (1) building will be entirely attached residential. The multiple-use
development provides 509 total attached residential units and 56,388 square feet of
commercial space. Planned commercial uses include retail, trade, service
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businesses/professional services, and eating and drinking establishments. All uses proposed are
permitted per Table 20.20.20 and meet applicable use restrictions as addressed below.
20.20.25

Use Restrictions

The following Use Restrictions refer to superscripts found in Section 20.20.20.
4. Residential – Attached Dwellings: Two existing attached dwelling; three or more
attached dwellings; or replacement of two attached dwellings are Permitted.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The applicant is proposing attached multi-family residential development
as permitted outright per Table 20.20.20.
8. Commercial - Service Business/ Professional Services: This use is allowed only in
multiple use developments. Office uses shall not exceed 50% of the proposed
residential floor area within the multiple use development and shall be permitted
only when minimum residential densities are met.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The applicant is proposing a multiple-use development consisting of 509
total attached residential units and 56,388 square feet of commercial space. Planned
commercial uses include retail, trade, service businesses/professional services, and eating and
drinking establishments. As illustrated in Table E. below, 56,388 sq. ft. or 8.9% of the total
floor area of the proposed development is proposed to be utilized for commercial use;
therefore, office uses will not exceed 50% of the total floor area in the development.
Table E. Building Area

Building Number
Building 1
(Mixed-Use)
Building 2
(Mixed-Use)
Building 3
(Mixed-Use)
Building 4
(Mixed-Use)
Building 5
(Residential Use Only)
Building 6
(Mixed Use)
Total Development

Total Floor Area

Commercial Floor Area

% of Commercial
Floor Area

75,893.4 sq. ft.

9,773 sq. ft.

12.9%

75,893.4 sq. ft.

9,773 sq. ft.

12.9%

75,893.4 sq. ft.

9,773 sq. ft.

12.9%

182,179.8 sq. ft.

16,387 sq. ft.

9.0%

75,893.4 sq. ft.

n/a

0%

144,480.6 sq. ft.

10,682 sq. ft.

7.4%

630,234.0 sq. ft.

56,388 sq. ft.

8.9%

Furthermore, the mixed-use buildings (Building 1, 2, 3, 4, and 6) of the development are
governed by floor area ratio (FAR) development standards of Table 20.20.15. The proposed
mixed-use buildings comply with the maximum floor area ratio of 2.0 allowed within the SC-MU
zone for development located within 1,320 feet from light rail transit station platform in
accordance with the concurrent Text Amendment Application. Building 5 of the development,
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a single-use residential building, is governed by residential density and FAR provisions utilizing
the floor area intensity calculation. The total square footage of the five mixed-use buildings is
554,340.6 sq. ft., exceeding the minimum multi-use square footage required of 126,742.17 sq.
ft. based on the floor area intensity calculation in Table G.
9. Commercial – Eating & Drinking Establishments, Retail Trade, and Service Business/
Professional Services: The maximum building footprint size for a building involving a
single use shall be 10,000 square feet. In addition, the maximum square footage for
these uses within a multiple use development shall be 25% of the total square footage
of the development.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The development consists of six (6) new buildings. Five (5) of the
buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above. One (1) building will be entirely attached residential. Planned commercial
uses including eating and drinking establishments, retail, and service business/ professional
services are located within multiple-use buildings. As illustrated in Table F on page 26 of this
statement, 56,388 sq. ft. or 8.9% of the total floor area of the proposed development is
proposed to be utilized for commercial use; therefore, eating and drinking establishments,
retail, and service business/ professional services uses will not exceed 25% of the total floor
area in the development.
25. Commercial – Retail Trade: Activity is conducted wholly within an enclosed structure
and no sales or outdoor storage of animals or livestock are allowed with this use.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The applicant is proposing a multiple-use development consisting of 509
total attached residential units and 56,388 square feet of commercial space. Planned
commercial uses include retail, trade, service businesses/professional services, and eating and
drinking establishments. The applicant is not proposing sale or outdoor storage of animals or
livestock.
34. Commercial – Retail Trade: These uses are Permitted only within multiple use
developments, as long as the floor area of this use does not exceed 25% of the total
proposed floor area within a multiple use development.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The development consists of six (6) new buildings. Five (5) of the
buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above. One (1) building will be entirely attached residential. The multiple-use
development provides of 509 total attached residential units and 56,388 square feet of
commercial space. Planned commercial uses include retail, trade, service
businesses/professional services, and eating and drinking establishments. As illustrated in Table
F on page 28 of this statement. Building Area, 56,388 sq. ft. or 8.9% of the total floor area of
the proposed development is proposed to be utilized for commercial use; therefore, retail trade
use will not exceed 25% of the total floor area in the development.
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20.25
20.25.05

Density Calculations
Minimum Residential Density.
A. New residential development in all Residential, Commercial, and Multiple Use
districts which permit residential development must achieve at least the minimum
density for the zoning district in which they are located. Projects proposed at less
than the minimum density must demonstrate on a site plan or other means, how, in
all aspects, future intensification of the site to the minimum density or greater can
be achieved without an adjustment or variance. If meeting the minimum density will
require the submission and approval of an adjustment or variance application(s)
above and beyond application(s) for adding new primary dwellings or land division of
property, meeting minimum density shall not be required.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The mixed-use development consists of six (6) new buildings with five
(5) mixed-use buildings with commercial space at the street level and five (5) floors of
residential above and one (1) building will be entirely attached residential; therefore, minimum
residential density standards do not apply.
20.25.10

Floor Area Ratio.
A. Floor Area. Floor Area is dependent upon whether residential development is
involved or not. Residential only development is governed by minimum and maximum
densities. Mixed Use Development (as defined in Chapter 90) and non-residential
development are governed by minimum and maximum Floor Area Ratios. Floor Area
Ratio (FAR) is the amount of gross floor area in relation to the amount of net site
area, expressed in square feet. For Mixed Use Developments, no maximum limitation
shall be placed on the number of dwelling units permitted. Multiple use developments
with single use residential buildings are governed by residential density and FAR
provisions, as calculated by 20.25.10.C, below.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district within 1,320 feet from the Sunset Transit Center. The development
consists of six (6) new buildings. Five (5) of the buildings will be mixed-use with commercial
space at the street level and five (5) floors of residential above and one (1) building will be
entirely attached residential.
The development is governed by floor area ratio (FAR) standards of Table 20.20.15 as modified
by the concurrent Text Amendment. The gross floor area of the development, 630,234 square
feet, in relation to the 323,215.2 square foot net site area results in a proposed FAR of 1.95.
The proposed mixed-use buildings comply with the maximum floor area ratio of 2.0 allowed
within the SC-MU zone for development located within 1,320 feet from light rail transit station
platform. The Applicant has submitted a Text Amendment Application concurrently with this
application, which complies with the goals and policies of the Beaverton Comprehensive Plan.
B. Permitted Density. Except as otherwise approved through the Final Planned Unit
Development process, staged development may be proposed so long as each stage
complies with the minimum density.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The development consists of six (6) new buildings. Five (5) of the
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buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above and one (1) building will be entirely attached residential. The development
is governed by floor area ratio (FAR) standards of Table 20.20.15 as modified by the concurrent
Text Amendment; therefore, this requirement does not apply.
C. Method of Calculating Floor Area Intensity. Required minimum FARs shall be
calculated on a net acre basis, as defined by Acreage, Net.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The development consists of six (6) new buildings. Five (5) of the
buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above and one (1) building will be entirely attached residential. This multiple use
development containing a single-use residential building (Building 5) which is governed by
residential density and FAR provisions utilizing the floor area intensity. The total square footage
of the five mixed-use buildings is 554,340.6 sq. ft., exceeding the minimum multi-use square
footage required based on the floor area intensity calculation for Building 5 as calculated in
Table F below:
Table F. Floor Area Intensity Calculation

Net Buildable Acreage
Residential Acreage (12,599.4 sq. ft.)
Minimum Number of Dwelling Units in Required in SC-MU
Multiple-Use Acreage (7.42-ac less 0.29-ac)
Minimum Multiple-Use Square Footage
(7.42-ac * 43,560 sq. ft./acre * 0.4 FAR)

7.42 acres
0.29 acres
24 units
7.13 acres
129,286.08 sq. ft.

D. Multiple Buildings. For developments or stages that involve multiple buildings, the
FAR may be averaged by totaling the square footage of the buildings divided by the
square footage of the net acreage of land within such development or stage.

Response:
The FAR has been averaged across the site and is met as described in the
preceding response.
E. Planned Unit Development and Design Review Build-Out Concept Plan. Projects may
use the Planned Unit Development (PUD) or the Design Review Build-Out Concept
Plan (DRBCP) process to develop a site in phases to achieve the minimum FAR
established in this section. Such projects must demonstrate in the submittal plans
how future development of the site, to the minimum development standards
established in this ordinance or greater, can be achieved at ultimate build out of the
PUD or DRBCP. The DRBCP may be used if the only Site Development Requirement
being phased, altered, or otherwise varied is the minimum FAR. If any other Site
Development Requirement is being staged, altered, or otherwise varied, the PUD
process is to be used.

Response:

A PUD or a DRBCP are not requested with this application.
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CHAPTER 60 – SPECIAL REQUIREMENTS
60.05

DESIGN REVIEW DESIGN PRINCIPLES, STANDARDS AND GUILDELINES

60.05.35

BUILDING DESIGN AND ORIENTATION GUIDELINES.

Unless otherwise noted, all guidelines apply in all zoning districts.
60.05.35.1

Building Articulation and Variety. [ORD 4584; June 2012]
A. Residential buildings should be of a limited length in order to avoid undifferentiated
building elevations, reduce the mass of individual buildings, and create a scale of
development that is pedestrian friendly and allow circulation between buildings by
pedestrians. (Standard 60.05.15.1.A)

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
residential use only building (Building 5). Buildings 1, 2, 3, and 5 are approximately 192 feet
in length and 66 feet wide, providing pedestrian access points to the site between buildings. As
shown on the illustrative site plan and architectural elevations, Sheet 3 of Exhibit C and Sheets
A2 through A9 in Exhibit D, buildings 4 and 6 are slightly larger but are located in corners of the
site facing with entrances toward street intersections to provide a welcoming façade for
pedestrians. Buildings 1, 2, 3, 4, and 6 are mixed-use with retail and commercial spaces on the
ground floor with direct entrances to the public sidewalk to activate the public space and
enhance the pedestrian scale. Buildings 4, 5, and 6 offer ground floor residential dwellings with
porches and entrances to the public sidewalk. Clear pedestrian paths and internal walkways
provide safe access to surface parking located behind buildings, see Pedestrian Circulation Plan
Sheet 6 in Exhibit C. Public plazas, open space, wide public sidewalks, street trees and street
furnishings located between and adjacent to buildings create a comfortable and pedestrian
friendly environment.
B. Building elevations should be varied and articulated to provide visual interest to
pedestrians. Within larger projects, variations in architectural elements such as:
building elevations, roof levels, architectural features, and exterior finishes should
be provided. (Standards 60.05.15.1.A and B)

Response:
The elevations of each of the six buildings proposed are varied and articulated
with recessed entries, a variation of materials and finishes, window enhancements, spacing
between features, and wall offsets to provide visual interest and enhance the pedestrian- and
transit-oriented development. The Illustrative Site Plan, Sheet 3 in Exhibit C, shows the
proposed development includes five (5) mixed-use buildings and one (1) residential use only
building (Building 5). The mixed-use buildings provide ground floor retail and commercial space
designed with large display windows and glass doorway openings with direct entrances to the
public sidewalk to activate the public space. Buildings 4, 5, and 6 offer ground floor residential
dwellings with porches and entrances onto the public sidewalk or internal walkways. As shown
on the material boards submitted to the City and the architectural elevations, Sheets A2
through A9 in Exhibit D, each building is designed with various materials and color schemes.
Additional architectural features include recessed primary building entrances designed with
accent materials, balconies on residential dwelling units, awnings and canopies, and buildings
designed with off-set walls.
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C. To balance horizontal features on longer building elevations, vertical building
elements, such as building entries, should be emphasized. (Standard 60.05.15.1.B)

Response:
As shown on the material boards submitted to the City and the architectural
elevations, Sheets A2 through A9 in Exhibit D, horizontal features of each building are balanced
with vertical articulation including changes in building materials, recessed balconies, and offset walls. The buildings are designed with balconies vertically aligned and main entryways are
recessed and emphasized with accent materials.
D. Buildings should promote and enhance a comfortable pedestrian scale and
orientation. This guideline does not apply to buildings in Industrial districts where
the principal use of the building is manufacturing, assembly, fabricating, processing,
packaging, storage, wholesale or distribution activities. (Standard 60.05.15.1.B)
[ORD 4531; April 2010]

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. The proposed development includes five (5) mixed-use buildings
and one (1) residential use only building (Building 5). The architectural elevations, Sheets A2
through A8 in Exhibit D, illustrate how frontages of all six buildings promote and enhance a
comfortable pedestrian scale and orientation. Each of the six buildings front public rights-ofway providing at least one primary building entrance that connects directly to the public
sidewalk system without crossing vehicular circulation or parking areas. Buildings 1, 2, 3, 4,
and 6 are mixed-use with retail and commercial spaces on the ground floor designed with large
display windows and glass doorway openings with direct entrances to the public sidewalk or
internal walkways to activate the public space. Buildings 4, 5, and 6 offer ground floor
residential dwellings with porches and entrances onto the public sidewalk or internal walkways
providing “eyes on the street” to enhance pedestrian safety and comfort. All buildings include
ground floor recessed entrances as well as awnings and canopies that provide weather
protection for pedestrians. Public plazas, open space, wide public sidewalks, street trees and
street furnishings located between and adjacent to buildings enhancing the pedestrian- and
transit-oriented development.
E. Building elevations visible from and within 200 feet of an adjacent street or major
parking area should be articulated with architectural features such as windows,
dormers, off-setting walls, alcoves, balconies or bays, or by other design features
that reflect the building’s structural system. Undifferentiated blank walls facing a
street, common green shared court, or major parking area should be avoided.
(Standards 60.05.15.1.B, C, and D) [ORD 4542; June 2010]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. A surface parking
lot is located behind the buildings, interior to the site. The architectural elevations, Sheets A2
through A8 in Exhibit D, illustrate how frontages of all six buildings visible from public rightsof-way and surface parking areas are articulated with architectural features. Ground floor retail
areas are designed with large display windows, residential units are designed with porches on
the ground floor and balconies above, primary building entrances are recessed, and all buildings
are designed with off-set walls.
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60.05.35.2

Roof Forms.
A. Roof forms should be distinctive and include variety and detail when viewed from
the street. Sloped roofs should have a significant pitch and building focal points
should be emphasized. (Standards 60.05.15.2.A and B)

Response:
As illustrated in the architectural plans, Sheets A2 through A8 in Exhibit D, the
proposed buildings are designed with flat roofs decorated using parapets of varying size and
shape. Parapet heights and projections are manipulated across the facades to accentuate
building massing and articulation. Additionally, the material treatment of the parapet varies to
either serve as a unifying element across disparate elements of the façade as evidenced in the
treatment on Building 1 or to emphasize the building massing differentiation as shown on
Building 2.
B. Flat roofs should include distinctive cornice treatments. (Standard 60.05.15.2.C)

Response:
As demonstrated in the architectural elevations, Sheets A2 through A8 in Exhibit
D, the proposed buildings are designed with flat roofs treated with parapets capped with
decorative cornices. The cornice treatment is in keeping with the represented style of the
elevations and the requirement of being “architecturally treated.” Additionally, all parapets
on the project will extend at least 12 inches above the roof line.
C. Additions to existing structures which involve the addition of new roof area should
respect the roof form and material of the existing structure. (Standard 60.05.15.2.D)

Response:
The proposal includes development of six (6) new buildings. The existing
shopping center will be razed for the new building construction; therefore, this guideline is not
applicable.
60.05.35.3

Primary Building Entrances
A. The design of buildings should incorporate features such as arcades, roofs, porches,
alcoves, porticoes, awnings, and canopies to protect pedestrians from the rain and
sun. This guideline does not apply to buildings in Industrial districts where the
principal use of the building is manufacturing, assembly, fabricating, processing,
packing, storage, wholesale or distribution activities. (Standard 60.05.15.3) [ORD
4531; April 2010]

Response:
The architectural elevations and floor plans, Sheets A2 through A9 and A15
through A22 in Exhibit D, illustrate how all buildings within the proposed mixed-use
development are designed with recessed primary building entrances, awnings, and canopies to
provide weather protection for pedestrians. There are a multitude of building entrances
provided to these buildings, please see the list below for the typical weather protection
treatments for each occupancy type and building.
Primary Residential Entries:
• The primary residential entry for buildings 1-3 & 5 is in a 1’-6” deep recess with an
awning extending an additional 4’-8” for a total weather protection depth of 6’-2”. The
recess is 10’-7 ½” wide of which the awning extends over the entire width.
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•

The primary residential entry for buildings 4 & 6 is located under a 5’-9” deep awning.
The entry is provided at an angle and as such the width varies but is no less than 10’ at
its narrowest dimension.

Primary Retail Entries:
• On buildings 1-4 & 6 (no retail element is provided in building 5) all primary retail entries
are treated similarly. While building conditions and site constraints create several
unique entry conditions all primary retail entries are provided individually with an
awning no less than 4’-8” deep 20’-0” wide or in tandem with another primary retail
entry under an awning no less than 4’-8” deep and 28’-0” wide.
• Building 4 possesses one unique retail entry that is not provided with an awning weather
protection but is sheltered by a building overhang which provides weather protection to
an area no less than 8’-6” deep by 13’-0” wide.
B. Special attention should be given to designing a primary building entrance that is
both attractive and functional. Primary entrances should incorporate changes in
mass, surface, or finish to emphasize the entrance. (Standard 60.05.15.3)

Response:
As shown on the material boards submitted to the City and the architectural
elevations, Sheets A2 through A9 in Exhibit D, attractive accent materials will be used to
emphasize and enhance primary building entrances. Additionally, primary entrances are
recessed and designed with awnings and canopies that provide weather protection for
pedestrians. Materials at primary entries are designed with a varied combination of brick
veneer, fiber cement panels, store-front aluminum window/door assemblies, and/or simulated
IPA shiplap wood siding to convey an impression of emphasis and visual intrigue.
60.05.35.4

Exterior Building Materials.
A. Exterior building materials and finishes should convey an impression of permanence
and durability. Materials such as masonry, stone, wood, terra cotta, and tile are
encouraged. Windows are also encouraged, where they allow views to interior
activity areas or displays. (Standards 60.05.15.4.A and B)

Response:
The material boards submitted to the City provide samples of the materials and
finishes proposed for each building. Buildings are designed with a variable combination of brick
veneer, fiber cement panels, extruded vinyl, aluminum, fiberglass, and/or simulated IPA
shiplap wood siding materials and finishes to convey an impression of permanence and
durability. Significant glazing (see glazing percentages on sheets A24-A31 in Exhibit D) is
provided on all retail ground floor facades to engage the public realm from the street, to
increase visual interest from pedestrians, and to promote the retail occupants within with
ample glazing area to display merchandise or otherwise provide a welcoming display to
passersby.
B. Where masonry is used, decorative patterns (other than running bond pattern) should
be provided, especially at entrances, building corners and at the pedestrian level.
These decorative patterns may include multi-colored masonry units, such as brick,
tile, stone, or cast stone, in a layered or geometric pattern, or multi-colored ceramic
tile bands used in conjunction with materials such as concrete. This guideline does
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not apply to development in Industrial zones, where masonry is used for exterior
finishes. (Standards 60.05.15.4.B and C) [ORD 4531; April 2010]

Response:
Exteriors of the proposed buildings of the mixed-use development are designed
with brick veneer, of various finishes, interrupted by other building materials and finishes as
shown on the material boards. Primary building entrances are designed with large windows and
finishes that differ from other parts of the building. The combination of building materials and
finishes enhance entrances and pedestrian scale. The combination of siding material changes,
façade articulation, and awning protection enhances primary building entrances and pedestrian
scale. Masonry veneer is used on this project. Decorative patterns within the masonry as
described in the guideline are not desired. A continual running bond pattern is used throughout
the project as is consistent with the clean, precise treatment of materials and the windowcentric architectural style that is the objective of this design. Rather than changing brick
patterns at the entries and corners, the brick is stopped short of these elements and a material
change (typically to a painted fiber cement panel) is instituted to create a similar emphasis
and distinction of the entry as would be achieved by the differentiation of masonry pattern.
60.05.35.5

Screening of equipment.

All roof, surface, and wall-mounted mechanical, electrical, communications, and service equipment
should be screened from view from adjacent public streets by the use of parapets, walls, fences,
enclosures, dense evergreen foliage, or by other suitable means. (Standards 60.05.15.5.A through
C)

Response:
As demonstrated in the architectural elevations, Sheets A2 through A8 in Exhibit
D, the proposed buildings are designed with flat roofs treated with parapets capped with
decorative cornices. Final selection of roof mounted equipment will be provided at time of
building permit; however, typical roof mounted equipment will not exceed five (5) feet above
roof decking. Furthermore, the height of the proposed parapet walls and raised roof elements
will fully screen equipment from adjacent streets and adjacent properties. Exhibit M
demonstrates parapets on each building will create a screen for roof-mounted equipment
located on each building. Surface and wall-mounted mechanical, electrical, and service
equipment will be screened with suitable landscaping.
60.05.35.6

Building location and orientation in Commercial and Multiple Use zones. [ORD 4584;
June 2012] [ORD 4706; May 2017]
A. Buildings should be oriented toward and located within close proximity to public
streets and public street intersections. The overall impression should be that
architecture is the predominant design element over parking areas and landscaping.
Property size, shape and topographical conditions should also be considered,
together with existing and proposed uses of the building and site, when determining
the appropriate location and orientation of buildings. (Standards 60.05.15.6.A and
B) [ORD 4462; January 2008] [ORD 4531; April 2010] [ORD 4706; May 2017]

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. The proposed development includes five (5) mixed-use buildings
Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 33

and one (1) building that is entirely residential with a surface parking lot is located behind the
buildings, interior to the site. All buildings front the public streets and have primary building
entrances directly to the public sidewalk. Buildings 4 and 6 are located in corners of the site
facing with entrances toward street intersections to provide a welcoming façade for both
pedestrians and vehicles. Clear pedestrian paths and internal walkways provide safe access to
surface parking located behind buildings. Public plazas, open space, wide public sidewalks,
street trees and street furnishings located between and adjacent to buildings enhancing the
pedestrian- and transit-oriented development. The site plans in Exhibit C and the elevations in
Exhibit D demonstrate compliance with this guideline.
B. On Class 1 Major Pedestrian Routes, the design of buildings located at the intersection
of two streets should consider the use of a corner entrance to the building. (Standard
60.05.15.6.B and D) [ORD 4531; April 2010]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. None of these
streets is classified as a Class 1 Major Pedestrian Route; therefore, this guideline is not
applicable.
C. On Class 1 Major Pedestrian Routes, building entrances should be oriented to streets,
or have reasonably direct pedestrian connections to streets and pedestrian and
transit facilities. (Standard 60.05.15.6.C and D) [ORD 4365; October 2005]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. None of these
streets is classified as a Class 1 Major Pedestrian Route; therefore, this guideline is not
applicable.
D. Primary building entrances should be oriented toward and located in close proximity
to public streets and public street intersections. Property size, shape and
topographical conditions should also be considered. (Standard 60.05.15.6.E) [ORD
4706; May 2017]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. The proposed
development includes five (5) mixed-use buildings and one (1) building that is entirely
residential with a surface parking lot is located behind the buildings, interior to the site. All
buildings front the public streets and have primary building entrances directly to the public
sidewalk system without crossing vehicular circulation or parking areas.
Primary entrances within Buildings 1, 2, and 3 front SW Park Way and are located within twenty
(20) feet from the curb. Primary entrances within Buildings 4, 5, and 6 front SW Wilshire Street
and are located within twenty (20) feet from the curb. The wide sidewalk adjacent to SW
Wilshire is designed as a THPRD trail connection. The wide sidewalk adjacent to SW Park Way
and SW Wilshire creates an inviting and safe pedestrian environment.
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Primary entrances on Buildings 4 and 6 front SW Marlow and OR 217 Frontage Road respectively.
Due to the geometry of the site, the entrances are located more than twenty (20) feet from
the curb; however, the additional space provides plaza areas that can accommodate outdoor
seating for restaurants and commercial spaces providing a welcoming façade for both
pedestrians and vehicles. The illustrative site plan, Sheet 3 in Exhibit C, and the elevations in
Exhibit D, show location of proposed retail and residential frontages and building entrances
oriented to the public rights-of-way.
60.05.35.7

Building scale along Major Pedestrian Routes.
A. Architecture helps define the character and quality of a street. Along Major
Pedestrian Routes, low height, single story buildings located at the right-of-way edge
are discouraged except where detached single-family dwellings are permitted.
(Standards 60.05.15.7.A and B) [ORD 4542; June 2010]
B. Building heights at or near the street should help form a sense of enclosure, but
should not create an undifferentiated high wall out of scale with pedestrians. Building
heights at the street edge should be no higher than sixty (60) feet without the upper
portions of the building being set back from the vertical building line of the lower
building stories. (Standard 60.05.15.7.A) [ORD 4531; April 2010]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. None of these
streets is classified as a Major Pedestrian Route; therefore, this guideline is not applicable.
60.05.35.8

Ground floor elevations on commercial and multiple use buildings.
A. Excluding residential only development, ground floor building elevations should be
pedestrian oriented and treated with windows, display areas or glass doorway
openings to the extent possible and where appropriate to the design and use of the
building. This guideline particularly applies to ground floor building elevations
situated along Major Pedestrian Routes. (Standards 60.05.15.8.A) [ORD 4531; April
2010]

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
residential use only building (Building 5). Buildings 1, 2, 3, 4, and 6 are mixed-use with retail
and commercial spaces on the ground floor. The mixed-use buildings are designed with large
display windows and glass doorway openings with direct entrances to the public sidewalk to
activate the public space and enhance the pedestrian scale. The percentage of glazing provided
on the ground floor elevation of each building is shown in Table G below:
Table G. Glazing Percentage Calculations by Building

Building

Elevation

1
1
2
2
3
3
4

Side
Front
Side
Front
Side
Front
Side
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Elevation Area
(square feet)
495 sf
1,361 sf
495 sf
1,361 sf
495 sf
1,361 sf
510 sf

Glazing Area
(square feet)
374 sf
1,046 sf
362 sf
1,046 sf
374 sf
1,046 sf
186 sf

Glazing
Percentage
76%
77%
73%
77%
76%
77%
36%
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Building

Elevation

4
5
5
6
6

Front
Side
Front
Side
Front

Elevation Area
(square feet)
2,088 sf
489 sf
1,340 sf
495 sf
1,919 sf

Glazing Area
(square feet)
1,049 sf
180 sf
606 sf
186 sf
846 sf

Glazing
Percentage
50%
37%
45%
38%
44%

Public plazas, open space, wide public sidewalks, street trees and street furnishings located
between and adjacent to buildings further enhance the pedestrian- and transit-oriented
development.
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW Wilshire Street
on the south, and OR Highway 217 Frontage Road on the east. None of the abutting rights-ofway are classified as Major Pedestrian Routes.
B. Except those used exclusively for residential use, ground floor elevations that are
located on a Major Pedestrian Route, sidewalk, or other space where pedestrians are
allowed to walk should provide weather protection for pedestrians on building
elevations. (Standard 60.05.15.8.B)

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. The proposed development includes five (5) mixed-use buildings
and one (1) residential use only building (Building 5). Buildings 1, 2, 3, 4, and 6 are mixed-use
with retail and commercial spaces on the ground floor. All buildings include ground floor
recessed entrances as well as awnings and canopies that provide weather protection for
pedestrians.
60.05.35.9

Compact Detached Housing Design.

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
residential use only building (Building 5). The applicant is not proposing development of
compact detached housing; therefore, this guideline does not apply.
60.05.35.10

Ground floor elevations on commercial and multiple use buildings.

Response:
According to 60.05.35.10.A. an “eligible residential-only buildings are buildings
which are located within the portions of the RC-OT zoning district where the maximum
standard height is 40 feet.” The subject site is located within the SC-MU zoning district not
the RC-OT zoning district; therefore, this guideline does not apply.
60.05.40

CIRCULATION AND PARKING DESIGN GUIDELINES.

Unless otherwise noted, all guidelines apply in all zoning districts.
60.05.40.1

Connections to public street system.
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The on-site pedestrian, bicycle, and motor vehicle circulation system and the abutting street system
should provide for efficient access and circulation and should connect the project to abutting streets
in accordance with connections identified in Tables 6.1 through 6.6 and Figures 6.1 through 6.23 of
the Comprehensive Plan. (Standard 60.05.20.1) [ORD 4531; April 2010]

Response:
According to the Comprehensive Plan “the most important existing pedestrian
need in Beaverton is a well-connected pedestrian system within a half-mile grid of light rail
transit (LRT) stations and key centers in Beaverton (parks, schools, retail, etc.).” According to
Tables 6.1 and 6.3 of the Comprehensive Plan, the site is adequately served by transit service
and the public sidewalk system. Table 6.3 does not indicate any environmental constraints are
present on or near the site or indicate the need for local multi-modal connections. Figure 6.2
of the Plan identifies the site as among the highest priority to address gaps in the bicycle
system. Figure 6.4 of the Plan does not indicate proposed streets within the vicinity of the site
and the Local Connectivity Map, Figure 6.14 of the Plan, illustrate no new connections are
proposed. Figure 6.6 indicates SW Park Way is planned for 2/3 lanes and is currently over-built
with four (4) lanes.
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus stop on-site,
proposed public pedestrian and bicycle network improvements provide safe, comfortable and
convenient access to multiple-modes of safe and reliable public transportation. Positioned at
the intersection of OR Highway 26 and OR Highway 217, motor vehicles can efficiently access
the site from each highway.
The vehicular, pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C illustrate
the applicant’s proposed public infrastructure improvements that will increase connectivity
from the site to the adjacent public right-of-way that include: a complete public sidewalk
network, clearly marked cross-walks, dedicated bicycle lanes, and right-size SW Park Way.
Impact to the pedestrian right-of-way is minimized with clearly marked vehicular access to
surface and underground parking areas. Multiple access points and internal walkways provide
safe, comfortable and convenient pedestrian access from the surrounding public sidewalk
network, through the development, to the TriMet bus stop and Sunset Transit Center located.
Public plazas, open space, wide public sidewalks, street trees and street furnishings located
between and adjacent to buildings further enhance the pedestrian- and transit-oriented
development.
60.05.40.2

Loading area, solid waste facilities, and similar improvements.
A. On-Site service, storage and similar activities should be designed and located so that
these facilities are screened from an abutting public street. (Standard 60.05.20.2)

Response:
The applicant is proposing interior trash enclosure rooms on the ground floor of
each building. Trash pick-up will occur in designated pick-up areas located in the interior
surface parking area. Six loading zones are located in the internal surface parking area, behind
buildings. The loading zones are screened from abutting public streets by the new buildings,
landscaping, and trees. This area will not interfere with the function of the parking lot drive
aisles or visible from the public rights-of-way as shown on the Loading, Delivery, Garbage and
Recycling Plan, Sheet 11 in Exhibit C. Transformer and utility vaults will not be located in an
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area visible from a public street or will be fully screened. No outdoor storage areas are proposed
within the development.
B. Except in Industrial districts, loading areas should be designed and located so that
these facilities are screened from an abutting public street, or are shown to be
compatible with local business operations. (Standard 60.05.20.2)

Response:
Six loading zones are located in the internal surface parking area located behind
the buildings. The loading zones are screened from abutting public streets by the new buildings,
landscaping, and trees. This area will not interfere with the function of the parking lot drive
aisles or visible from the public rights-of-way as shown on the Loading, Delivery, Garbage and
Recycling Plan, Sheet 11 in Exhibit C.
60.05.40.3

Pedestrian circulation.
A. Pedestrian connections should be made between on-site buildings, parking areas, and
open spaces. (Standard 60.05.20.3.A)

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Secondary entrances located in the rear of the buildings have
direct access to interior walkways. Impact to the pedestrian right-of-way is minimized with
clearly marked vehicular access to surface and underground parking areas. Multiple access
points and internal walkways provide safe, comfortable and convenient pedestrian access from
the surrounding public sidewalk network, through the development. The average distance
between the internal walkways that transect the surface parking area is 115-feet. Public plazas,
open space, wide public sidewalks, street trees and street furnishings located between and
adjacent to buildings further enhance the pedestrian- and transit-oriented development. None
of the six buildings proposed are greater than 300-feet wide, allowing pedestrian connections
between buildings to be located less than 300-feet apart. The pedestrian plazas and pedestrian
walkways proposed in the development are designed with decorative concrete pavers as
illustrated in Details 1, 2, and 3 on Sheet L2.5 Exhibit C.
Tax Lot 1S102CC02700, located in the northwest corner of the block, is identified as a future
phase of development into a public plaza in collaboration with Tualatin Hills Park & Recreation
District (THPRD). The pedestrian circulation plan, Sheet 6 in Exhibit C, shows the location of
internal walkways and improvements to the public right-of-way along SW Park Way and SW
Marlow Avenue that will allow seamless integration and a direct pedestrian connection from
the proposed mixed-use development to the future public plaza.
B. Pedestrian connections should connect on-site facilities to abutting pedestrian
facilities and streets unless separated by barriers such as natural features,
topographical conditions, or structures. (Standard 60.05.20.3.A)

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
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to the public sidewalk system. The vehicular, pedestrian, and bicycle circulation plans, Sheets
5, 6, and 7 in Exhibit C illustrate, the applicant’s proposed public infrastructure improvements
that will increase connectivity from the site to the adjacent public right-of-way that include:
a complete public sidewalk network, clearly marked cross-walks, and mid-block crossings on
SW Wilshire Street, south of the site, and on SW Park Way, north of the site. Main pedestrian
access points that include public plazas are proposed on SW Wilshire Street, SW Park Way and
OR Highway 217 Frontage Road. A pedestrian access point is also provided from SW Marlow
Avenue. Internal walkways bisect the subject property.
Tax Lot 1S102CC02700, located in the northwest corner of the block, is identified as a future
phase of development into a public plaza in collaboration with Tualatin Hills Park & Recreation
District (THPRD). The pedestrian circulation plan, Sheet 6 in Exhibit C, shows the location of
internal walkways and improvements to the public right-of-way along SW Park Way and SW
Marlow Avenue that will allow seamless integration and a direct pedestrian connection from
the proposed mixed-use development to the future public plaza.
C. Pedestrian connections should link building entrances to nearby streets and other
pedestrian destinations. (Standard 60.05.20.3.B)

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Secondary entrances located in the rear of the buildings have
direct access to interior walkways. Multiple access points and internal walkways provide safe,
comfortable and convenient pedestrian connections from the site to nearby streets and
destinations such as the TriMet bus stop located on-site, the THPRD trail adjacent to SW Wilshire
and the Sunset Transit Center. The vehicular and pedestrian circulation plans, Sheets 5 and 6
in Exhibit C, illustrates the applicant’s proposed public infrastructure improvements that will
increase connectivity from the proposed mixed-use development to the adjacent public rightof-way that include: a complete public sidewalk network, mid-block crossings, and clearly
marked cross-walks. On-site improvements include multiple-access points, clear pedestrian
paths, and internal walkways.
Tax Lot 1S102CC02700, located in the northwest corner of the block, is identified as a future
phase of development into a public plaza in collaboration with Tualatin Hills Park & Recreation
District (THPRD). The pedestrian circulation plan, Sheet 6 in Exhibit C, shows the location of
internal walkways and improvements to the public right-of-way along SW Park Way and SW
Marlow Avenue that will allow seamless integration and a direct pedestrian connection from
proposed mixed-use development to the future public plaza.
D. Pedestrian connections to streets through parking areas should be evenly spaced and
separated from vehicles (Standards 60.05.20.3.C. through E)

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot is located behind the buildings,
interior to the site. Secondary entrances located in the rear of the buildings have direct access
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to interior raised walkways that are separated from the parking area by a curb. The applicant
is proposing to transect the interior surface parking area with a central accessway. The
accessway is proposed to have a distinct paving pattern to differentiate between the standard
drive aisles. Addition to the central accessway, three clearly marked pedestrian paths transect
the surface parking area at evenly spaced intervals.
E. Excluding manufacturing, assembly, fabricating, processing, packing, storage and
wholesale and distribution activities which are the principle use of a building in
Industrial districts, pedestrian connections designed for high levels of pedestrian
activity should be provided along all streets. (Standards 60.05.20.3.A through H)

Response:
As shown on the vehicular and pedestrian circulation plans, Sheets 5 and 6 in
Exhibit C, the proposed mixed-use development abuts SW Park Way on the north, SW Marlow
Avenue on the west, SW Wilshire Street on the south, and OR Highway 217 Frontage Road on
the east. All proposed buildings front public rights-of-way with primary building entrances that
provide direct access to the public sidewalk system. Proposed public infrastructure
improvements designed to increase pedestrian connectivity from the site to the adjacent public
right-of-way include: a complete public sidewalk network, clearly marked cross-walks, rightsize SW Park Way, and mid-block crossings on SW Wilshire Street and on SW Park Way. Sidewalks
with a minimum ten (10) foot wide unobstructed path will be located adjacent to SW Wilshire
Street, SW Marlow Ave., and SW Park Way. Impact to the pedestrian right-of-way is minimized
with clearly marked vehicular access to on-site surface and underground parking areas. Multiple
access points and internal walkways provide safe, comfortable and convenient pedestrian
access from the surrounding public sidewalk network, through the development.
F. Pedestrian connections should be designed for safe pedestrian movement and
constructed of hard durable surfaces. (Standards 60.05.20.3.F through G)

Response:
The site of the proposed development abuts SW Park Way on the north, SW
Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217 Frontage
Road on the east. All proposed buildings front public rights-of-way with main entrances
providing direct access to the public sidewalk system. Secondary entrances located in the rear
of the buildings have direct access to interior raised walkways that are separated from the
parking area by a curb. The applicant is proposing to utilize different paving materials to
delineate continuous pedestrian walkways that cross vehicular access aisles as illustrated in the
vehicular and pedestrian circulation plans, Sheets 5 and 6 in Exhibit C.
Vehicular access to the underground parking area on the north side of the surface parking area
is located outside of the pedestrian circulation. A clear pedestrian path is provided with a
scored concrete sidewalk around the garage entrance as illustrated on the Park Way Plaza Plan,
Sheet L2.1 of Exhibit C. Additionally a raised concrete planter and a cable guardrail provides
further separation between the pedestrian and vehicular pathways as shown on Detail 1 of
Sheet L2.6 in Exhibit C.
Impact to the pedestrian pathway is minimized with safe vehicular entrance and exit from the
underground parking area located on SW Wilshire. A change in paving material provides a visual
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cue to pedestrians that they are crossing the garage entryway. Additionally, safety devices such
as mirrors, signs, lights and audible warning devises will alert drivers that they are crossing the
pedestrian pathway.
All sidewalks and walkways with this development will be constructed using hard, durable
surfaces and ADA compliant.
60.05.40.4

Street frontages and parking areas. Landscape or other screening should be provided
when surface parking areas are located along public streets. (Standard 60.05.20.4)

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot located behind the buildings,
interior to the site. The surface parking area proposed to serve the project is not located
adjacent to a public street; therefore, this guideline does not apply.
60.05.40.5

Parking area landscaping. Landscape islands and tree canopy should be provided to
minimize the visual impact of large parking areas. (Standards 60.05.20.5.A through
D)

Response:
Landscape islands, LIDA swales, trees, raised concrete planters, and espalier
plantings minimize the visual impact of the interior surface parking area. As illustrated on
Landscape Plans L1.1 – L1.3 in Exhibit C, landscape islands are provided throughout the
proposed surface parking lot, along with LIDA swales and trees. Trees are located inside the
landscape islands and in tree wells along the interior walkway providing a tree canopy for the
parking area. Paperbark Maple trees are proposed to be located within the landscape islands
located in the center of the surface parking area. At maturity, Paperbark Maple trees will be
approximately 25-feet tall with a 15-foot wide upright-rounded spread. The leaves of the trees
are dark green and red in the fall. Paperbark trees also have a cinnamon color bark providing
interest in the winter months. Cascara trees are proposed to be located in the landscape islands
located adjacent to interior pedestrian walkways. Cascara trees are native to the northwest
and will grow to 15 to 30-feet tall. Leaves of the cascara are dark green turning yellow and
orange in the fall.
60.05.40.6

Off Street parking frontages in Multiple Use zones. [ORD 4462; January 2008] [ORD
4584; June 2012]
A. Surface parking should occur to the side or rear of buildings and should not occur at
the corner of two Major Pedestrian Routes. (Standard 60.05.20.6)

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot located behind the buildings,
interior to the site. Vehicular access to the surface parking area is provided on SW Park Way
and SW Wilshire via the central accessway more than 300 feet from the nearest intersection.
In addition, no Major Pedestrian Routes abut the site.
B. Surface parking areas should not be the predominant design element along Major
Pedestrian Routes and Should be located on the site to safely and conveniently serve
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the intended users of the development,
intensification. (Standard 60.05.20.6)

without

precluding

future

site

Response:
The site of the proposed development abuts SW Park Way on the north, SW
Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217 Frontage
Road on the east. No Major Pedestrian Routes abut the site; therefore, this guideline is not
applicable. However, the proposed development includes five (5) mixed-use buildings, one (1)
residential-only building, and an on-site surface parking area is located behind the buildings,
interior to the site. The surface parking area is not the prominent design element.
60.05.40.7

Sidewalks along streets and primary building elevations in Commercial and Multiple
Use zones [ORD 4584; June 2012]
A. Pedestrian connections designed for high levels of pedestrian activity should be
provided along all streets. (Standard 60.05.20.7.A)

Response:
As shown on the Circulation Plans, Sheets 5, 6, and 7 in Exhibit C, the proposed
mixed-use development abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Proposed public infrastructure improvements designed to
increase pedestrian connectivity from the site to the adjacent public right-of-way include: a
complete public sidewalk network, clearly marked cross-walks, right-size SW Park Way, and
mid-block crossings on SW Wilshire Street and on SW Park Way. Sidewalks with a minimum ten
(10) foot wide unobstructed path will be located adjacent to SW Wilshire Street, SW Marlow
Ave., and SW Park Way. Impact to the pedestrian pathway is minimized with clearly marked
vehicular access to on-site surface and underground parking areas. Main pedestrian access
points that include public plazas are proposed on SW Wilshire Street, SW Park Way and OR
Highway 217 Frontage Road.
B. Pedestrian connections should be provided along primary building elevations having
building and tenant entrances. (Standard 60.05.20.7.B)

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances providing direct access to
the public sidewalk system. Secondary entrances, located in the rear of the buildings, provide
direct access to interior walkways with connections between buildings and the on-site surface
parking area. Proposed public infrastructure improvements designed to increase pedestrian
connectivity from the site to the adjacent public right-of-way include a complete public
sidewalk network with a minimum ten (10) foot wide unobstructed path adjacent to SW Wilshire
Street, SW Marlow Ave., and SW Park Way. Impact to the pedestrian pathway along the public
sidewalk system is minimized with clearly marked vehicular access to on-site surface and
underground parking areas.
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60.05.40.8

Connect on-site buildings, parking, and other improvements with identifiable streets
and drive aisles in Residential, Commercial and Multiple Use zones. [ORD 4584; June
2012]
A. On-Site vehicle circulation should be easily recognized and identified and include a
higher level of improvements such as curbs, sidewalks, and landscaping compared to
parking lot aisles. (Standard 60.05.20.8) [ORD 4531; April 2010]

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. The proposed development includes five (5) mixed-use buildings
and one (1) building that is entirely residential with a surface parking lot is located behind the
buildings, interior to the site. All buildings front the public streets and have primary building
entrances directly to the public sidewalk system without crossing vehicular circulation or
parking areas. Secondary entrances located in the rear of the buildings have direct access to
interior raised walkways that are separated from the parking area by a curb. The applicant is
proposing to transect the interior surface parking area with a central accessway. The central
accessway is proposed to have a distinct paving pattern to differentiate between the standard
drive aisles. Addition to the central accessway, three clearly marked pedestrian paths transect
the surface parking area at evenly spaced intervals. Impact to the pedestrian pathway is
minimized with clearly marked vehicular access to surface and underground parking areas.
Street trees, pavers, curbs, and sidewalks delineate vehicular accessways from pedestrian areas
as shown on the vehicular circulation and planting plans, Sheets 5 and L1.1 through L1.4 in
Exhibit C.
Vehicular access to the underground parking area on the north side of the surface parking area
is located outside of the pedestrian circulation. A clear pedestrian path is provided with a
scored concrete sidewalk around the garage entrance as illustrated on the Park Way Plaza Plan,
Sheet L2.1 of Exhibit C. Additionally a raised concrete planter and a cable guardrail provides
further separation between the pedestrian and vehicular pathways as shown on Detail 1 of
Sheet L2.6 in Exhibit C.
Impact to the pedestrian pathway is minimized with safe vehicular entrance and exit from the
underground parking area located on SW Wilshire. A change in paving material provides a visual
queue to pedestrians that they are crossing the garage entryway. Additionally, safety devices
such as mirrors, signs, lights and audible warning devises will alert drivers that they are crossing
the pedestrian right-of-way.
B. Long, continuous parking aisles should be avoided if possible, and landscaped as
necessary to minimize the visual impact. (Standard 60.05.20.8)

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot located behind the buildings,
interior to the site. The longest continual drive aisle is approximately 460-feet. However, the
parking area is designed with clearly marked pedestrian walkways that transect the parking
area at evenly spaced intervals. The average distance between the walkways is 115-feet. The
applicant is also proposing to transect the interior surface parking area with a central
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accessway. The pedestrian walkways and central accessway are designed with distinct paving
patterns and alternative paving colors to differentiate and provide contrast between the
vehicular drive aisles.
Landscape islands, LIDA swales, trees, raised concrete planters, and espalier plantings minimize
the visual impact of the interior surface parking area. As illustrated on the planting plans,
Sheets L1.1 through L1.4 in Exhibit C, landscape islands are provided throughout the proposed
surface parking lot, along with LIDA swales and trees. Trees are located inside the landscape
islands and in tree wells along the interior walkway providing a tree canopy for the parking
area.
60.05.40.9

Parking structures in Multiple Use zones. [ORD 4584; June 2012]

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
residential-only building with a surface parking lot located behind the buildings, interior to
the site. The applicant does not propose development of a parking structure; therefore, this
guideline does not apply.
60.05.45

LANDSCAPE, OPEN SPACE AND NATURAL AREAS DESIGN GUIDELINES.

Unless otherwise noted, all guidelines apply in all zoning districts.
60.05.45.1

Common open space for residential uses in Residential zones.

Response:
The site, located within the SC-MU zoning district not in a residential zone;
therefore, this guideline is not applicable. However, the proposed development includes public
plazas, open space, and wide public sidewalks designed with street furnishings and street trees
located between and adjacent to buildings to enhance the pedestrian- and transit-oriented
development. The public plazas and open space provide both passive and active uses by people
of all ages. Lighting is designed for all common open space areas to provide safety and prevent
crime and accidents.
60.05.45.2

Minimum Landscaping in Residential zones.

Response:
The site, located within the SC-MU zoning district not in a residential zone;
therefore, this guideline is not applicable. The proposal does meet the guidelines for
development in multiple use zones as described in the following responses to 60.05.45.3.
60.05.45.3

Minimum landscaping for Conditional Uses in Residential zones and for developments
in Commercial, Industrial, and Multiple Use Zones.
A. Landscaping should soften the edges of buildings and parking areas, add aesthetic
interest, and generally increase the attractiveness of a development and its
surroundings. (Standards 60.05.25.5.A, B, and D)

Response:
The planting plans illustrate how the proposed landscaping is designed to
minimize the visual impact of the proposed buildings and interior surface parking area, see
Sheets L1.1 through L1.4 in Exhibit C.
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LIDA swales are designed with native plant materials adaptive to the water quality facility. A
mix of herbaceous plants and shrubs with the capability to store excess water and filter
pollutants has been chosen. The proposed vegetated material is well suited to moist and dry
soil conditions.
Tree Wells are designed to provide shade and continuity. Trees have been chosen to provide
year-round color and interest and are suitable for urban environmental conditions. Due to the
landscaping being designed on-structure, the central accessway has been designed with large
pots in order to provide as many trees as possible. The street scape is designed with trees and
under-storied plants to provide interest at a pedestrian scale. The location of tree wells and
large pots enhance the pedestrian scale and create an urban streetscape feel adjacent to the
on-site surface parking area and public rights-of-way.
Espalier and climbing plant support are designed to be placed against the proposed buildings to
soften the transition between the ground plane and buildings. Espalier was chosen for sunny
conditions. Raised planters are utilized due to the landscaping being designed on-structure. As
well as adding aesthetic interest, the wide-edged raised planters provide seating. Ornamental
grasses and plant material have been chosen to create a more natural area and experience in
an urban area.
Landscaping within the pedestrian plazas adjacent to SW Wilshire Street, SW Park Way and OR
Highway 217 Frontage Road are designed to provide aesthetically pleasing areas for residents
and visitors. The public plazas, open space, wide public sidewalks and walkways, street trees,
and street furnishings located between and adjacent to buildings further enhance the
pedestrian- and transit-oriented development.
B. Plazas and common areas designed for pedestrian traffic should be surfaced with a
combination of landscape and decorative pavers or decorative concrete. (Standard
60.05.25.5.C)

Response:
The pedestrian plazas and pedestrian walkways proposed in the development are
designed with decorative concrete pavers as illustrated in Details 1, 2, and 3 on Sheet L2.5
Exhibit C.
C. Use of native vegetation should be emphasized for compatibility with local and
regional climatic conditions. (Standards 60.05.25.5.A and B)

Response:
The Planting and Legend Details plan, Sheet L1.4 in Exhibit C, detail the plants
proposed to be planted within the mixed-use development. Use of native vegetation has been
emphasized with this proposal where appropriate. Native plant material, adaptive to
conditions, is planted in the LIDA planter. The mix of herbaceous plants and shrubs proposed
have capability to store excess water and filter sediment and pollutants and are well suited to
moist and dry soil conditions. In addition to the LIDA planting, the landscape design incorporates
native plants including ornamental Tufted Hair Grass, Mock-Orange shrubs, and Cascara trees.

Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 45

D. Existing mature trees and vegetation should be retained and incorporated, when
possible, into the site design of a development. (Standards 60.05.25.5.A and B)

Response:
This application proposes to redevelop the underutilized Cedar Hills Shopping
Center into a lively mixed-use, high-density, transit-oriented development. The proposed
development will consist of six (6) new buildings. Existing landscape trees are to be removed
and replaced with a tree of a similar species and/or a tree that is approved by the City. A total
of 426’ linear DBH will be removed with this development and the total of trees being replanted
(606’ DBH in mitigation) surpasses the amount to be removed as illustrated on the Existing
Conditions Plan and Planting Legend & Details, Sheets 2 and L1.4 in Exhibit C.
E. A diversity of tree and shrub species should be provided in required landscaped
areas. (Standard 60.05.25.5)

Response:
The Planting and Legend Details plan, Sheet L1.4 in Exhibit C, details the diverse
selection of tree and plant species proposed to be planted within the mixed-use development.
The project’s landscaping is designed with a diverse selection plant material. The Tables H, I,
and J below present percentage of each species of trees, shrubs, ornamental grasses, and lawn
and groundcover proposed:
Table H. Tree Diversity

Common Name
Yoshino Cherry
Paperbark Maple
Rivers Purple Beech
Black Tupelo
Cascara
Golden Desert Ash
Goldenrain Tree
Eastern Redbud
Coral Bark Japanese Maple
Leland Cypress

Tree Diversity
Quantity
65
40
33
24
20
52
5
47
8
9
Totals
303

% of Tree Type
21%
13%
11%
8%
7%
17%
2%
15%
3%
3%
100%

Table I. Lawn & Groundcover Diversity

Lawn & Groundcover
Common Name
Quantity (sq. ft.)
Pro-Time 309
4,022 sf
Golden Variegate Sweet Flag
1,132 sf
Black Mondo Grass
2,218 sf
Morning Light Maiden Grass
745 sf
Red Baron Japanese Blood Grass
165 sf
Blue Oat Grass
285 sf
Northern Lights Hair Grass
377 sf
Totals
8,944 sf
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Table J. Shrub & Ornamental Grass Diversity

Shrub & Ornamental Grass Diversity
Common Name
Quantity
Mock-Orange
159
Star Jasmine
37
Crimson Pygmy Barberry
119
Blue Danube Evergreen Azalea
144
Kelsey’s Dwarf Red-Osier
605
Thunberg Spirea
13
Wichita Blue Juniper
57
Dwarf Burning Bush
11
‘Nikko Blue’ Hydrangea
18
Isanti Redtwig Dogwood
28
Glossy Abelia
26
Little Heath Lily of the Valley
49
Harbor Belle Heavenly Bamboo
266
Foerster’s Feather Reed Grass
617
Blue Arrows Rush
228
Hakone Grass
72
Dwarf Fountain Grass
645
Blue Oat Grass
133
Tufted Hair Grass
396
New Zealand Flax
46
Totals
3,669
60.05.45.4

% of Shrub/ Grass
4.3%
1.0%
3.2%
3.9%
16.5%
0.4%
1.6%
0.3%
0.5%
0.8%
0.7%
1.3%
7.2%
16.8%
6.2%
2.0%
17.6%
3.6%
10.8%
1.3%
100%

Common Greens.

Response:
No common greens are incorporated into the design of the proposed mixed-use
development; therefore, this guideline does not apply.
60.05.45.5

Shared Courts.

Response:
No shared courts are incorporated into the design of the proposed mixed-use
development; therefore, this guideline does not apply.
60.05.45.6

Retaining walls.

Response:
No retaining walls are proposed for this mixed-use development; therefore, this
guideline does not apply.
60.05.45.7

Fences and walls.
A. Fences and walls should be constructed of attractive, durable materials. (Standard
60.05.25.9) [ORD4576; January 2012]
B. Fences and walls constructed in front yards adjacent to public streets should provide
the opportunity to view into the setback from the street unless high traffic volumes
or other conflicts warrant greater security and protection. (Standard 60.05.25.9.E)
[ORD 4576; January 2012]
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Response:
No fences are incorporated into the design of the proposed mixed-use
development. Seat-height free standing seating walls and raised planter walls with wide edges
are proposed to be located throughout the site. These 18” to 24” tall walls are designed to be
attractive and durable while providing additional seating opportunities without obstructing
views. Images of the proposed walls are provided on Detail 8 of Sheet L2.4 and on Detail 4 of
Sheet L2.5 in Exhibit C.
60.05.45.8

Changes to existing on-site surface contours at residential property lines.

Response:
The site of the proposed mixed-use development is located within the SC-MU
(Station Community Multiple Use) land use district. No residential property abuts the site;
therefore, this guideline does not apply.
60.05.45.9

Integrate water quality, quantity, or both facilities. Above-ground stormwater
detention and treatment facilities should be integrated into the design of a
development site and, if visible from a public street, should appear as a component
of the landscape design. (Standard 60.05.25.11) [ORD 4576; January 2012]

Response:
LIDA swales and Filterras are integrated into the proposed mixed-use
development landscape design as illustrated on the planting plans, Sheets L1.1 through L1.4 in
Exhibit C. A LIDA planter, a water quality facility, is proposed to transect the surface parking
area and StormTech underground storage facility for water quantity is located under the
western portion of the surface parking area, as illustrated on the Overall Composite Utility
Plan, Sheet 9 of Exhibit C.
60.05.45.10

Natural areas. Natural features that are indigenous to a development site, such as
streams, wetlands, and mature trees should be preserved enhanced and integrated
when reasonably possible into the development plan. (Standard 60.05.25.12) [ORD
4531; April 2010] [ORD 4576; January 2012] [ORD 4584; June 2012]

Response:
No natural features such as streams, or wetland exist on the subject property.
Existing landscape trees are to be removed and replaced with a tree of a similar species and/or
a tree that is approved by the City. A total of 426’ linear DBH will be removed with this
development and the total of trees being replanted (606’ DBH in mitigation) surpasses the
amount to be removed as illustrated on the Existing Conditions Plan and Planting Legend &
Details, Sheets 2 and L1.4 in Exhibit C.
60.05.45.11

Landscape buffering and screening.

Response:
According to 60.05.45.11.A, a landscape buffer should be provided for screening
and separation “between different zoning districts and between non-residential land uses and
residential land uses.” The subject property, including Tax Lot 02700, is located within the SCMU (Station Community Multiple Use) land use district. The proposed mixed-use development,
and future development of Tax Lot 02700 into a public plaza incorporates the entire block. The
subject property does not abut property within a different zoning district or land use; therefore,
this guideline does not apply.
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60.05.50

LIGHTING DESIGN GUIDELINES.

Unless otherwise noted, all guidelines apply in all zoning districts.
60.05.50.1

Lighting should be utilized to maximize safety within a development through
strategic placement of pole-mounted, non-pole mounted and bollard luminaires.
(Standards 60.05.30.1 and 2]

Response:
As illustrated on the Illumination Plan in Exhibit I, lighting of the proposed mixeduse development is designed to improve safety and prevent crime and accidents throughout the
site. The surface parking area, internal walkways, and public sidewalks are well lit with evenly
spaced pole lights. Twenty (20) foot tall pole top arm mounted High Intensity Discharge (HID)
luminaires are located in the landscape islands of the parking area and fourteen (14) foot tall
pedestrian pole lights are located along internal walkways. Public pedestrian plazas, including
the play area, are lit with up-lights, recessed mounted step lights, and building wall mounted
H.I.D. luminaires. Pedestrian pole lights located along the rights-of-way adjacent to the
development increase pedestrian safety and comfort on public sidewalks and the THPRD
“combined trail and sidewalk”. Fiber optic lights illuminate stairs and handrails.
60.05.50.2

Pedestrian scale lighting should be an integral part of the design concept except for
industrial projects. Poles and fixtures for pole-mounted lighting should be of a
consistent type throughout the project. The design of wall-mounted lighting should
be appropriate to the architectural design features of the building. (Standard
60.05.30.2)

Response:
As illustrated on the Illumination Plan in Exhibit I twenty (20) foot tall pole top
arm mounted H.I.D. luminaires are located in the landscape islands of the parking area and
fourteen (14) foot tall pedestrian pole lights are evenly spaced along internal walkways and
public sidewalks. Public pedestrian plazas, including the play area, are lit with up-lights,
recessed mounted step lights, and building wall mounted H.I.D. luminaires. Fiber optic lights
illuminate stairs and handrails.
60.05.50.3

Lighting should minimize direct and indirect glare impacts to abutting and adjacent
properties and streets by incorporating lens shields, shades or other measures to
screen the view of light sources from residences and streets. (Standards 60.05.30.1
and 2)

Response:
The proposed lighting design for the mixed-use development incorporates a
variety of lighting fixture with lens shields and shapes to minimize the impacts of direct and
indirect glare to adjacent streets and properties. Manufacturer’s illustrations and specifications
(cut sheets) of the lighting poles and fixtures proposed in the design are included Exhibit I of
this submittal.
60.05.50.4

On-Site lighting should comply with the City’s Technical Lighting Standards.
(Standards 60.05.30.1 and 2). Where the proposal does not comply with Technical
Lighting standards, the applicant should describe the unique circumstance attributed
to the use or site where compliance with the standard is either infeasible or
unnecessary. [ORD 4531; April 2010]

Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 49

Response:
In compliance with Standards 60.05.30.1 and 2, proposed lighting design for the
mixed-use development provides adequate on-site lighting with minimal glare. The surface
parking area, internal walkways, and public sidewalks are well lit with evenly spaced pole
lights. As illustrated on the Illumination Plan in Exhibit I twenty (20) foot tall pole top arm
mounted H.I.D. luminaires are located in the landscape islands of the parking area and fourteen
(14) foot tall pedestrian pole lights are evenly spaced along internal walkways and public
sidewalks. Public pedestrian plazas, including the play area, are lit with up-lights, recessed
mounted step lights, and building wall mounted H.I.D. luminaires. All proposed pole-mounted
lighting fixtures will be measured from the site’s finished grade and will be finished with a nonreflective color. Manufacturer’s illustrations and specifications (cut sheets) of the lighting poles
and fixtures proposed in the design are included Exhibit C of this submittal. Canopy lighting
and lighted bollards are not proposed in the development.
60.15
60.15.10

LAND DIVISION STANDARDS.
Grading Standards.
1. Applicability. The on-site surface contour grading standards specified in Section
60.15.10.3. are applicable to all land use proposals where grading is proposed,
including land division proposals and design review proposals, as applicable. This
Section does not supersede Section 60.05.25. (Design Review) and the exemptions
listed in Section 60.15.10.2. will apply equally to design review proposals.
2. Exemptions. The following improvements will be exempted from the on-site surface
contour grading standards specified in Section 60.15.10.3.:
A. Public right-of-way road improvements such as new streets, street widening,
sidewalks, and similar or related improvements.
B. Storm water detention facilities subject to review and approval of the City
Engineer.
C. On-site grading where the grading will take place adjacent to an existing public
street right-of-way, and will result in a finished grade that is below the elevation
of the subject public street right-of-way; provided such grading is subject to the
approval of the City Engineer, who may require appropriate erosion and sediment
control mitigation measures.
3. On-site surface contouring. When grading a site within twenty-five (25) feet of a
property line within or abutting any residentially zoned property, the on-site surface
contours shall observe the following:
A. 0 to 5 feet from property line: Maximum of two (2) foot slope differential from
the existing or finished elevation of the abutting property, whichever is
applicable. [ORD 4584; June 2012]

Response:
Proposed grading is not located within 25 feet or abut property zoned residential;
therefore, grading standards do not apply.
4. Significant Trees and Groves. Notwithstanding the requirements of Section
60.15.10.3, above, grading within 25 feet of a significant tree or grove, where the
tree is located on- or off-site, shall observe the following:

Response:
There are no significant trees or groves located on or near the subject site;
therefore, this standard is not applicable.
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60.25

OFF-STREET LOADING REQUIREMENTS

60.25.05

Applicability.

No building or structure subject to the off-street loading requirements of this section shall be
erected, nor shall any such existing building or structure be altered so as to increase its gross floor
area to an amount exceeding 25% more than its existing gross floor area, without prior provisions
for off-street loading space in conformance with the requirements of this section.
60.25.10

Loading Berth Design.

Required off-street loading space shall be provided in berths which conform to the following
minimum specifications:
1. Type A berths shall be at least 60 feet long by 12 feet wide by 15 feet high, inside
dimensions with a 60-foot maneuvering apron.
2. Type B berths shall be at least 30 feet long by 12 feet wide by 14 feet 6 inches high,
inside dimensions with 30 feet maneuvering apron.

Response:
The development consists of six (6) new buildings, five (5) of which will be mixeduse with retail and commercial space at the street level and five (5) floors of residential above
and one (1) entirely residential building. Planned commercial uses include retail, trade, service
businesses/professional services, and eating and drinking establishments requiring Type B
loading berth per 60.25.15.4.
Six (6) Type B loading berths serve the site. Each berth is 30 feet long by 12 feet wide and
located in the on-site surface parking area as illustrated on the Loading, Delivery, Garbage &
Recycling Enclosure Plan in Exhibit C. Four Type B loading spaces are proposed to be located
adjacent to the central accessway to serve buildings 2, 3, 4 and 5. Two additional Type B spaces
are proposed on the eastern end of the site to serve buildings 1 and 6.
60.25.15

Number of Required Loading Spaces.

The following numbers and types of berths shall be provided for the specified uses. The uses
specified below shall include all structures designed, intended or arranged for such use. In the case
of a use not specifically mentioned, the requirements for off-street loading facilities shall be the
same as a use which is most similar.
Use

Aggregate Floor
Area (sq. ft.)

Berths
Required

Type

4. Department stores, retail establishments, funeral
50,001 –
homes, restaurants, and commercial establishments not
3
B
100,000
otherwise specified.
7. Concurrent different uses. When any proposed structure will be used concurrently for
different purposes, final determination of loading requirements will be made by the decisionmaking authority but in no event shall the loading requirements be less than the total
requirement for each use based upon its aggregate floor area.

Response:
The applicant is proposing a mixed-use development will provide 509 residential
units and commercial space. The total area of commercial space proposed to be provided is
56,388 square feet to accommodate uses that include retail, trade, service
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businesses/professional services, and eating and drinking establishments; therefore, the
proposal requires three (3) Type B loading berths.
The proposed development provides six (6) Type B loading berths to serve the site. Each berth
is 30 feet long by 12 feet wide and located in the on-site surface parking area as illustrated on
the Loading, Delivery, Garbage & Recycling Enclosure Plan Sheet 11 in Exhibit C. Four spaces
are proposed to be located adjacent to the central accessway to serve buildings 2, 3, 4 and 5.
Two additional spaces are proposed on the eastern end of the site to serve buildings 1 and 6.
60.25.20

Loading Facilities Location.
1. The off-street loading facilities required for the uses mentioned in this Code shall be
in all cases on the same lot or parcel of land as the structure they are intended to
serve. In no case shall the required off-street loading space be part of the area used
to satisfy the off-street parking requirements.
2. No space for loading or unloading vehicles shall be so located that a vehicle using
such loading space projects into any public street. Loading space shall be provided
with access to any alley, or if no alley adjoins the lot, with access to a street. Any
required front, side or rear yard may be used for loading unless otherwise prohibited
by this Code.

Response:
The development consists of six (6) new buildings, five (5) of which will be mixeduse with retail and commercial space at the street level and five (5) floors of residential above
and one (1) entirely residential building. The development will provide 509 residential units
and commercial space. The total area of commercial space proposed to be provided is 56,388
square feet to accommodate uses that include retail, trade, service businesses/professional
services, and eating and drinking establishments; therefore, requiring three (3) Type B loading
berths.
The proposed development provides six (6) Type B loading berths to serve the site. Each berth
is 30 feet long by 12 feet wide and located in the on-site surface parking area as illustrated on
the Loading, Delivery, Garbage & Recycling Enclosure Plan in Exhibit C. Four spaces are
proposed to be located adjacent to the central accessway to serve buildings 2, 3, 4, and 5. Two
additional spaces are proposed on the eastern end of the site to serve buildings 1 and 6. The
spaces will be clearly marked and reserved for loading/ unloading use only. These designated
spaces will not interfere with the circulation of the parking areas and fire lanes. The loading
spaces are screened from the public right-of-way with buildings, trees, and landscaping.
60.25.25

Loading Determination.

Off-Street loading requirements may be modified pursuant to Section 40.50. (Loading
Determination)

Response:
The applicant is proposing a mixed-use development will provide 509 residential
units and commercial space. The total area of commercial space proposed to be provided is
56,388 square feet to accommodate uses that include retail, trade, service
businesses/professional services, and eating and drinking establishments; therefore, the
proposal requires three (3) Type B loading berths.
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The proposed development provides six (6) Type B loading berths to serve the site. City staff
have confirmed the excess number, size, and location of the off-street loading spaces will
adequately service the proposed development; therefore, a loading determination is not
required.
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. [ORD 3965; November 1996] 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 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. [ORD 4397; August 2006][ORD 4107;
May 2000]

Response:
The proposed mixed-use development, which includes multi-family residential
and commercial uses, provides vehicle and bicycle parking spaces for residents, customer,
patrons and employees. Storage of vehicles or materials and parking of trucks will not be
permitted within the vehicle parking spaces. The applicant is proposing to provide parking
spaces for both vehicles and bicycles on the subject site in accordance with Section 60.30.10
of the development code. The parking areas will be maintained by the owner of the property
upon construction.
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.

Response:
The parking requirement calculation for commercial space within the mixed-use
development are calculated based on 1,000 square feet of gross floor area.
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
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number of vehicle parking spaces to be provided for each land use, except for
those uses which are locate in the Regional Transportation Functional Plan. [ORD
4471; February 2008] [ORD 4584; June 2012] [ORD 4686; June 2016]
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 subject property is located less than a ¼ mile from the Sunset Transit Center
in the SC-MU (Station Community Multiple Use) land use district. The proposed mixed-use
development consists of 509 attached dwelling units and 56,388 sq. ft. Commercial Space.
According to vehicle parking requirements in Table 60.30.10.5.A the mixed-use development
located in Parking Zone A requires 1 parking space for each residential dwelling unit and 3
parking spaces for every 1,000 square feet of commercial requiring a total of 678 vehicle parking
spaces.
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:
The subject property is located less than a ¼ mile from the Sunset Transit
Center; therefore, the proposed development is subject to Parking Zone A maximum permitted
vehicle parking spaces.
3. Parking Zone B. Parking Zone B reflects the maximum number of permitted
vehicle parking spaces allowed for each listed land use. Parking Zone B areas
include those parcels that are located within one-quarter mile walking
distance of bus transit stops, one-half mile walking distance of light rail
station platforms, or both, or have a greater than 20-minute peak hour transit
service. Parking Zone B areas also include those parcels that are located at a
distance grater than one-quarter mile walking distance of bus transit stops,
on-half mile walking distance of light rail station platforms, or both.

Response:
The subject property is located less than a ¼ mile from the Sunset Transit
Center; therefore, the proposed development is subject to Parking Zone A maximum permitted
vehicle parking spaces.
4. Dual parking zones. If a parcel is partially located within Parking Zone A, then
the use(s) located on the entire parcel shall observe the Parking Zone A
parking ratios. Specifically exempted from this requirement are parcels
located within the Regional Center-East zoning district. In the cases in the
Regional Center-East zoning district where parcels are bisected by the
boundary of Parking Zones A and B, the applicable maximum parking ratios
may be averaged, and that average may be applied over the whole parcel.
[ORD 4107; May 2000]

Response:
The subject property is located entirely within Parking Zone A; therefore, the
mixed-use development is subject to maximum number of permitted vehicle parking spaces.
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5. Regional Center Parking Districts 1, 2, 3, 4 and 5. Located within the
boundary of the Regional Center are five (5) parking districts. Within these
five districts, the parking requirements of Section 60.30.10.5.A. do not
apply. The required number of parking spaces for Regional center Parking
Zones 1, 2, 3, 4, and 5 shall be governed by Section 60.30.10.6. [ORD 4471;
February 2008] [ORD 4584; June 2012] [ORD 4686; July 2016]

Response:
The site is located southwest of the OR Highway 26 and OR Highway 217
interchange, southeast of the intersection between SW Park Way and SW Marlow Avenue and
less than ¼ mile from the Sunset Transit Station. The subject property is not located within the
boundary of the five Regional Center Parking Districts; therefore, this requirement does not
apply.
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.

Response:
The applicant is proposing to accommodate short-term bike parking with bike
racks located at various exterior locations around the site as illustrated on the Bicycle
Circulation Plan (Sheet 7 Exhibit C). Bike racks are located within 50-feet of a primary entrance
of the mixed-use development.
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.

Response:
The applicant is proposing accommodate long-term bike parking within the
proposed buildings. One long-term bike parking space is available in each of the 509 residential
dwellings and bike storage rooms are located on the ground floor and basement of each building
as shown on Sheet A23 of Exhibit D.
3. Bicycle parking shall be designed, covered, located, and lighted to the
standards of the Engineering Design Manual and Standard Drawings.

Response:
Short and long-term bicycle parking is designed, located, and lit to the standards
of the Engineering Design Manual and Standard Drawings. Long-term bike parking is located
within the building, therefore covered. Detail of the bike racks providing short-term bicycle
parking is shown on Detail 3 of Sheet L2.4 in Exhibit C. Detail of the bike storage rooms and
bike storage hardware are provided on Sheet A23 of Exhibit D.
4. Bicycle parking in the Old Town Parking Zones 1 and 2 shall be governed by
the bicycle parking requirements listed in Section 60.30.10.5. [ORD 4302;
February 2008]
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Response:
The site is located southwest of the OR Highway 26 and OR Highway 217
interchange, southeast of the intersection between SW Park Way and SW Marlow Avenue and
less than ¼ mile from the Sunset Transit Station. The subject property is not located within the
boundary of the two Old Town Parking Zones; therefore, this requirement does not apply.
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. [ROD 3965;
November

Response:
The required bicycle and vehicle space requirements are calculated as required
by 60.30.10.3.
4. Uses Not Listed. For uses not specifically mentioned in this section, the requirements
for off-street parking facilities for vehicles and bicycles shall be determined with a
Parking Requirement Determination (Section 40.55.1.). [ORD 4224; August 2002]

Response:
The applicant’s proposal is a multiple-use development providing attached
residential units and commercial space. Tables 60.30.10.5.A and B. provide bicycle and vehicle
parking requirements for these uses.
5. Parking Tables. The following tables list the required minimum and maximum vehicle
and bicycle parking requirements for listed land use types. [ORD 4584; June 2012]

Response:
The subject property is located less than a ¼ mile from the Sunset Transit Center
in the SC-MU (Station Community Multiple Use) land use district. According to the City of
Beaverton’s Comprehensive Plan, new development within Station Communities are intended
to be “more transit-oriented” and developed at a “greater intensity.” Goal 3.6.4 of the Plan
encourages redevelopment near light rail stations to provide amenities for urban living and
working while supporting a variety of transportation modes. Specifically, Plan policies “limit
surface parking to encourage compact development and reduce the space between buildings to
support walking between destinations” within Station Communities (Policy 3.6.4.d).
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The applicant is proposing a pedestrian- and transit-oriented mixed-use development consisting
of six (6) new buildings, five (5) of which contain commercial space at the street level and five
(5) floors of residential above, and one (1) building entirely multi-family residential. The
development provides 509 total attached residential units and 56,388 square feet of
commercial space. According to vehicle parking requirements of Section 60.30.10.5.A the
mixed-use development located in Parking Zone A requires 1 parking space for each residential
dwelling unit and 3 parking spaces for every 1,000 square feet of commercial requiring a total
of 678 vehicle parking spaces.
Vehicle Parking Requirements:
Attached Dwelling Units
509 Units at 1.0 Space/ unit
Commercial Parking
56,388 sq. ft. Commercial Space at 3.0 Spaces/ 1,000 sf

=

509 spaces

=

169 spaces

Total Vehicle Parking Requirements

=

678 spaces

The applicant is utilizing the allowed reduction of 10% (68 spaces) to the vehicle parking
requirements for transit amenities provided on-site as allowed by 60.30.10.11.A.2., and the
allowed reduction of 5% (34 spaces) for substitution of bicycle parking as allowed by
60.30.10.11.E for a total reduction of 102 parking spaces. Applying the allowed reductions, the
vehicle parking requirement for the proposed development is 576 spaces. Development code
sections 60.30.10.11.A and E. are addressed in the following section of this statement.
The mixed-use development provides 576 vehicle parking spaces as follows:
Vehicle Parking Provided:
Underground Parking Area
Standard Parking Spaces
ADA
ADA Van
Total Underground Vehicle Parking Spaces Provided
On-Site Surface Parking Area
Standard Parking Spaces
Compact
ADA Van
Total On-Site Surface Vehicle Parking Spaces Provided
Total Vehicle Parking Spaces Provided

=
=
=
=

321 spaces
10 space
6 spaces
337 spaces

=
=
=
=

230 spaces
2 space
7 spaces
239 spaces

=

576 spaces

Residents of the development will have access to the underground parking area with 337 spaces.
Users of the development’s commercial area and residents will have access to the on-site
surface parking area that provides 239 spaces.
In addition to the 576 on-site parking spaces provided, 16 additional vehicle parking spaces will
be available outside of hours designated for garbage pick-up within the Garbage Loading zones.
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The Garbage Loading zones will be clearly marked with signage to indicate the spaces are
reserved for trash pick-up (Sheet 11 of Exhibit C). Additionally, 16 parallel vehicle parking
spaces will be provided adjacent to the central accessway.

Response:
The applicant’s proposal is a multiple-use development providing 509 total
attached residential units and 56,388 square feet of commercial space. According to Section
60.30.10.5.B, the short-term bicycle parking ratios that apply to the proposed development
includes 1 space per 20 dwelling units, and 1 space per 12,000 sq. ft. of commercial floor area.
Long-term bicycle parking ratios that apply to the proposed development includes 1 space per
dwelling unit, and 1 space per 12,000 sq. ft. of commercial floor area. The proposed
development requires 31 short-term and 514 long-term bicycle parking spaces:
Short-term Bike Parking Required:
Attached Dwelling Units
509 Units at 1.0 Space/ 20 dwelling units
Commercial Parking
56,388 sq. ft. Commercial space at 1.0 space/12,000 sq. ft.

=

26 spaces

=

5 spaces

Short-term Bike Parking Required
Long-term Bike Parking Required:
Attached Dwelling Units
509 Units at 1.0 Space/ unit
Commercial Parking
56,388 sq. ft. Commercial space at 1.0 space/12,000 sq. ft.

=

31 spaces

=

509 spaces

=

5 spaces

Long-term Bike Parking Required

=

514 spaces
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The applicant is proposing to provide 34 short-term and 645 long-term bike parking spaces as
detailed below:
Short-term Bike Parking Provided:
Exterior Short-term Bike Parking:
Bike Racks Around Site

=

34 spaces

Short-term Bike Parking Provided

=

34 spaces

=

509 spaces

=
=
=
=

40 spaces
36 spaces
40 spaces
20 spaces

=

645 spaces

Long-term Bike Parking Provided:
Residential Long-term Bike Parking:
1 space in each of the 509 dwellings
Secured Bike Storage Rooms:
10 spaces per room located on ground floor of Buildings 1-3 & 5
18 spaces per room located on ground floor of Buildings 4 & 6
10 spaces per room located in basement of Buildings 1-3 & 5
10 spaces per room located in basement of Buildings 4 & 6
Long-term Bike Parking Provided

The bicycle circulation plan, Sheet 7 in Exhibit C, illustrates the proposed locations of the
exterior bike racks. Floorplans detail the bike storage rooms located on the ground floor and
basement of each building, Sheet A23 of Exhibit D.
6. Regional Center Parking Tables.

Response:
The site is located southwest of the OR Highway 26 and OR Highway 217
interchange, southeast of the intersection between SW Park Way and SW Marlow Avenue and
less than ¼ mile from the Sunset Transit Station. The subject property is not located within the
boundary of the five Regional Center Parking Districts; therefore, this requirement does not
apply.
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.
[ORD 4224; August 2002] [ORD 4498; January 2009] [ORD 4659; June 2015

Response:
The mixed-use development provides 576 vehicle parking spaces as required by
60.30.10.5.A. A surplus of vehicle parking spaces is not proposed and the City’s development
code does not indicate a maximum number of long-term bicycle parking; therefore, this
requirement does not apply.
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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. (See also Section 60.30.15.
(Off-Street Parking Lot Design) for other standards.) [ORD 4312; July 2004]

Response:
All parking spaces will be constructed to comply with the minimum dimensions
that are outlined in this standard.
9. Parking Space Calculation.
A. Multiple Uses. In the case of multiple uses, the total requirements for offstreet vehicle and bicycle parking facilities shall be the sum of the
requirements for the various uses computed separately.

Response:
The total number of vehicle and bicycle parking spaces provided are the sum of
the various uses as illustrated above.
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.

Response:
The applicant is applying for a parking determination for shared parking as
allowed under Chapter 40.55.15.2, addressed in this statement, and included in this submittal
is a shared parking analysis prepared by Kittelson & Associates that demonstrates the parking
provided meets the City’s minimum requirements.
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:
1. By approving a Parking Determination application for Shared Parking, the
decision-making authority may permit the required off-street parking spaces in
Residential, Commercial, and Industrial zoning districts to be located on any
property within 500 feet of the property where the use requiring the parking is
located: and, in Multiple Use zoning districts, on any lot within any distance.

Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development located in the Station Community Multiple-Use (SC-MU)
zoning district. Parking spaces to serve the development are located within the underground
and internal surface parking areas on the same property as the use requiring the spaces.
2. By approving a Temporary Displaced Parking application the decision-making
authority may permit parking displaced by development to be located off site
temporarily, in accordance with the provisions of Section 40.80.15.5.

Response:
An application for a Parking Determination for Shared Parking is being submitted
along with this application. The applicant is not requesting approval of a Temporary Displaced
Parking application; therefore, this requirement is not applicable.
B. Except for single-family and duplex dwellings, groups of more than two parking
spaces shall be so located and served by an access that their use will require no
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backing movements or other maneuvering within a street or right-of-way other
than an alley.

Response:
All parking spaces will be constructed so that users will not have to utilize
backing movements or other maneuvering within a street or right-of-way.
11. Reductions and Exceptions. Reductions and exceptions to the required vehicle and
bicycle parking standards as listed in Section 60.30.10.5 and 60.30.10.6 may be
granted in the following specific cases:

Response:
According to vehicle parking requirements of Section 60.30.10.5.A the mixeduse development located in Parking Zone A requires 1 parking space for each residential
dwelling unit and 3 parking spaces for every 1,000 square feet of commercial requiring a total
of 678 vehicle parking spaces.
The applicant is utilizing the allowed reduction of 10% (68 spaces) to the vehicle parking
requirements for transit amenities provided on-site as allowed by 60.30.10.11.A.2., and the
allowed reduction of 5% (34 spaces) for substitution of bicycle parking as allowed by
60.30.10.11.E for a total reduction of 102 parking spaces.
Vehicle Parking Reductions Allowed (60.30.10.11.A and E):
Reduction for Transit Amenities
10% of 678 Vehicle Parking Spaces Required
Reduction for Substitution Bike Parking
5% of 678 Vehicle Parking Spaces Required

=

68 spaces

=

34 spaces

Total Reduction of Vehicle Parking Allowed

=

102 spaces

A. Vehicle Parking Reduction for Transit Amenities. Any existing use or proposed
use on an existing transit route may apply for and the City may reduce the
number of required vehicle parking spaces by either five percent or ten percent
through provision of a pedestrian plaza. The property owner shall initiate the
request for parking space reduction through the City application process.

Response:
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus
stop on-site the applicant is utilizing the allowable 10% reduction, 68 vehicle parking spaces,
for required vehicle parking.
2. A ten percent (10%) credit may be approved if:
a. The pedestrian plaza is adjacent to a transit route with transit service
currently available, and is within ¼ mile of a major transit stop on that
route. If there is a bus stop along the site’s frontage, the plaza must be
adjacent to the bus stop,

Response:
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus
stop on-site, the proposed development is designed to be pedestrian- and transit-oriented.
TriMet’s route 59-Walker/Park Way provides weekday rush-hour service in Beaverton and Cedar
Hills between Sunset Transit Center and Willow Creek Transit Center, along Baltic, Park Way,
Walker and 185th with a stop located on-site adjacent to SW Park Way. The applicant is
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proposing to relocate the on-site TriMet bus stop less than 100-feet east of its current position
adjacent to a public pedestrian plaza and provide a bus/ pedestrian plaza with a transit shelter,
landscaping, and trash receptacle adjacent as illustrated on the TriMet Bus Stop Exhibit in
Exhibit N.
b. The pedestrian plaza is open to the public,

Response:
The proposed bus/ pedestrian plaza located adjacent to the bus stop will be
open to the public.
c. The pedestrian plaza is at least 300 square feet exclusive of connecting
walkways,

Response:
The applicant proposes to locate a TriMet bus stop designed with a 363 square
foot public pedestrian plaza, including a transit shelter, landscaping, and trash receptacle,
adjacent to the to the public sidewalk as illustrated on the TriMet Bus Stop Exhibit in Exhibit
N.
d. A transit shelter (if required by TriMet and the City), landscaping and
trash receptacle is provided as part of the pedestrian plaza. (Landscaping
shall not exceed 50 percent of the total area.), and

Response:
Exhibit N in this submittal includes a conceptual site plan that illustrates the
proposed amenities to be included in the bus/ pedestrian plaza. The proposed design includes
a transit shelter, landscaping, and trash receptacle as required.
e. The property owner provides a parking analysis demonstrating to the
City’s satisfaction that the vehicle parking demand for the existing or
proposed use will be met with the reduction in place.

Response:
The applicant is applying for a parking determination for shared parking as
allowed under Chapter 40.55.15.2, addressed later in this statement, to demonstrate
appropriate parking is provided. A shared parking analysis prepared by Kittelson & Associates
which demonstrates how provided parking is intended to serve individual uses varies over the
course of the day is provided in Exhibit H. The Shared Parking Analysis identifies 509 spaces as
being needed to adequately serve both uses at their peak time of usage. The amount of spaces
provided exceeds this number by 67 spaces. The site plans and shared parking analysis illustrate
how the proposal provides more than adequate parking to serve the pedestrian- and transitoriented mixed-use development.
3. Provision of pedestrian plazas shall be coordinated with TriMet through the
City’s application process and shall be constructed to TriMet and City
standards.

Response:
The conceptual site plan of the proposed pedestrian plaza adjacent to the bus
stop has been forwarded to TriMet for review. Included in Exhibit H are comments received
from TriMet regarding the proposed bus/ pedestrian plaza.
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E. Reduction for Substitution of Bicycle Parking. For uses located within a ¼ mile
radius of a transit stop, as measured from any portion of a parcel to the centerline
of the nearest adjacent public right-of-way or the center of the station platform,
the provision of bicycle parking may be used to reduce minimum vehicle parking
requirements at a rate of two (2) long-term bicycle parking spaces per vehicle
space, but not more than five percent (5%) of the total number of required
vehicle parking spaces. The property owner shall provide a parking analysis
demonstrating that the vehicle parking demand will be met with the reduced
number of vehicle spaces. Bicycle parking used to reduce vehicle parking spaces
shall be covered long-term bicycle parking consistent with the Engineering Design
Manual and Standard Drawings.

Response:
The applicant is utilizing the allowable 5% reduction in required vehicle parking
for substitution of bicycle parking. Located less than a ¼ mile from the Sunset Transit Center
and with a TriMet bus stop on-site, the proposed mixed-use development is designed to be
pedestrian- and transit-oriented. According to vehicle parking requirements of Section
60.30.10.5.A the mixed-use development located in Parking Zone A requires 1 parking space
for each residential dwelling unit and 3 parking spaces for every 1,000 square feet of
commercial requiring a total of 678 vehicle parking spaces.
According to Section 60.30.10.5.B, long-term bicycle parking ratios that apply to the proposed
development includes 1 space per dwelling unit, and 1 space per 12,000 sq. ft. of commercial
floor area. The applicant’s proposal is a multiple-use development providing 509 total attached
residential units and 56,388 square feet of commercial space requiring a total of 514 long-term
bike parking spaces. Designed to provide 645 spaces, the development has an excess of 131
long-term bike parking spaces.
At a rate of two (2) long-term bicycle parking spaces per vehicle space, an excess of 131 spaces
results in a reduction of 66, or 9.7%, of the required vehicle parking spaces. Therefore, the
applicant is utilizing the allowable reduction of 34, or 5%, of the vehicle parking spaces.
Included in this submittal is a parking analysis prepared by Kittelson & Associates that
demonstrates the vehicle parking demand will be met, see Exhibit H. Long-term bicycle parking
is covered and designed to be consistent with the Engineering Design Manual and Standard
Drawings. One long-term bike parking space is available in each of the 509 residential dwellings
and detail the bike storage rooms located on the ground floor and basement of each building
are shown on Sheet A23 of Exhibit D.
12. Compact Cars. Compact car parking spaces may be allowed as follows:
A. For residential uses, required vehicle parking spaces shall be provided at
standard size pursuant to Section 60.30.10.8. Parking in excess of the required
parking may be provided as compact parking subject to Section 60.30.10.7. [ORD
4471; February 2008]

Response:
Two (2) compact car parking spaces are proposed to be located within the onsite surface parking area to serve the commercial use of the development.
B. For uses other than residential uses, twenty percent (20%) of the required
vehicle parking spaces for long term or designated employee parking lots may be
Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 63

compact spaces. The Facilities Review Committee may recommend allowing more
than twenty percent (20%) of the required parking spaces to be used for compact
car parking when the applicant shows that more compact car spaces are
appropriate. [ORD 4224; August 2002]

Response:
Two (2) of the 239 vehicle parking spaces (less than 1%) are located within the
on-site surface parking area are designed as compact car parking spaces. The spaces will serve
the commercial use of the development.
C. The Facilities Review Committee may recommend allowing the required parking
spaces for short term parking to include spaces for compact cars if the applicant
shows that there will be adequate parking for non-compact cars and a method of
enforcing the compact car parking is available. [ORD 5225 August 2002]

Response:
No short-term parking is proposed within the development; therefore, this
criterion does not apply.
D. Compact car parking spaces shall be generally grouped together and designated
as such. [ORD 3228; December 1981]

Response:
Both compact vehicle parking spaces within the on-site surface parking area are
proposed to be located adjacent to Building 4 on the western side of the site.
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 table:

Response:
The parking lots being proposed with this development comply with City
Standards for stalls and drive aisles as shown in Section 60.30.15. The interior surface parking
lot and the underground parking area are designed with 90°parking angle with a 25-foot wide
drive aisle within the surface parking area and a 26-foot wide drive aisle in the underground
parking area as illustrated on the Overall Dimensioned Site Plan, Sheet 4 of Exhibit C.
60.30.20

Off-Street Parking Lot Construction.

Every parcel of land hereafter developed for use as a parking area shall conform to the requirements
of the Engineering Design Manual and Standard Drawings.

Response:
The construction of the surface parking lot and the underground parking area
will conform to the requirements set forth in the Engineering Design Manual and Standard
Drawings.
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60.55

TRANSPORTATION FACILITIES

60.55.05

Purpose and Intent.

It is the purpose and intent of this chapter to establish design standards and performance
requirements for all streets and other transportation facilities constructed or reconstructed within
the City of Beaverton.
60.55.10

General Provisions.
1. All transportation facilities shall be designed and improved in accordance with the
standards of this code and the Engineering Design Manual and Standard Drawings. In
addition, when development abuts or impacts a transportation facility under the
jurisdiction of one or more other governmental agencies, the City shall condition the
development to obtain permits required by the other agencies.
2. In order to protect the public from potentially adverse impacts of the proposal, to
fulfill an identified need for public services related to the development, or both,
development shall provide traffic capacity, traffic safety, and transportation
improvements in rough proportion to the identified impacts of the development.
3. For applications that meet the threshold criteria of section 60.55.15. (Traffic
management Plan) or of section 60.55.20. (Traffic Impact Analysis), these analyses
or limited elements thereof may be required.
4. The decision-making authority may impose development conditions of approval per
Section 10.65.1. of this code. Conditions of approval may be based on the Traffic
Management Plan and Traffic Impact Analysis. Additional street, bicycle, and
pedestrian connections may also be required per 60.55.25 (Street and Bicycle and
pedestrian Connection Requirements).
5. Dedication of right-of-way shall be determined by the decision-making authority.
6. Traffic calming may be approved or required by the decision-making authority in a
design of the proposed and/or existing streets within the Area of Influence or any
additional locations identified by the City Engineer. Traffic calming measures shall
be designed to City standards.
7. Intersection performance shall be determined using the Highway Capacity Manual
2000 published by the Transportation Research Board. The City Engineer may
approve a different intersection analysis method prior to use when the different
method can be justified. Terms used in this subsection are defined in the Highway
Capacity Manual 2000.

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. Improvements to the abutting rights-of-way will be designed in
accordance to standards of this code and the Engineering Design Manual. Necessary permits will
be obtained from the applicable agency or jurisdiction prior to development with the public
rights-of-way. Right-of-way dedication will occur in accordance with applicable jurisdictional
requirements.
A Traffic Impact Analysis (TIA) Report prepared by Kittelson & Associates is provided in Exhibit
G. This report identifies the transportation-related impacts associated with the proposed
development. The report presents findings that address Beaverton Development Code,
Washington County, and the Oregon Department of Transportation (ODOT) staff and policy
guidance. The report provides recommendations subject to City of Beaverton approval. The
applicant is proposing to implement the recommendations identified in the TIA.
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60.55.15

Traffic Management Plan. [ORD 4302; June 2004]

Where development will add 20 or more trips in any hour on a residential street, a Traffic
Management Plan acceptable to the City Engineer shall be submitted in order to complete the
application. A residential street is any portion of a street classified as a Local Street or Neighborhood
Route and having abutting property zoned R2, R4, R5, R7, or R10. [ORD 4584; June 2012]

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. SW Marlow Avenue is classified as a Special Area Neighborhood
Route in the Cedar Hills & Sunset Station Special Area Street Overlay. The property that abuts
SW Marlow to the west is located in Washington County’s Transit-Oriented Business (TO:BUS)
zoning district; therefore, this requirement does not apply.
60.55.20

Traffic Impact Analysis. [ORD 4103; May 2000] [ORD 4302; June 2004]

For each development proposal that exceeds the Analysis Threshold of 60.55.20.2, the application
for land use or design review approval shall include a Traffic Impact Analysis as required by this
code. The Traffic Impact Analysis shall be based on the type and intensity of the proposed land use
change or development and its estimated level of impact to the existing and future local and regional
transportation systems.

Response:
A Traffic Impact Analysis Report prepared by Kittelson & Associates is provided
in Exhibit G to address the change in daily trip-making associated with the development. The
report presents findings that address Beaverton Development Code, Washington County, and
the Oregon Department of Transportation (ODOT) staff and policy guidance. The report
identifies the transportation-related impacts associated with the development and provides
recommendations subject to City of Beaverton approval.
60.55.25

Street and Bicycle and Pedestrian Connection Requirements.
1. All streets shall provide for safe and efficient circulation and access for motor
vehicles, bicycles, pedestrians, and transit. Bicycle and pedestrian connections shall
provide for safe and efficient circulation and access for bicycles and pedestrians.

Response:
Positioned at the intersection of OR Highway 26 and OR Highway 217, motor
vehicles can efficiently access the site from each highway. Vehicular access to the surface
parking area is provided on SW Park Way and SW Wilshire via the central accessway. Vehicle
access ramps to the underground residential parking area are located on SW Wilshire and the
internal surface parking area between Buildings 1 and 2. Pavement markings, striping, and
signage are provided where pedestrian pathways and the THPRD “combined trail and sidewalk”
intersect vehicular drive aisles and access ramps to limit conflict.
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW Wilshire Street
on the south, and OR Highway 217 Frontage Road on the east. Primary entrances are oriented
towards the public rights-of-way. Secondary entrances, located in the rear of the buildings,
provide direct access to interior walkways that provide connections between buildings and to
the surface parking area. The applicant is proposing to transect the interior surface parking
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area with a central accessway. The central accessway is designed with sidewalks and bulb-outs
for pedestrian crossings.
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus stop on-site,
proposed public pedestrian and bicycle network improvements provide safe, comfortable and
convenient access to multiple-modes of safe and reliable public transportation. The vehicular,
pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C, illustrate the
applicant’s proposed public infrastructure improvements that will increase connectivity from
the site to the adjacent public right-of-way that include: a complete public sidewalk network,
clearly marked cross-walks, dedicated bicycle lanes, and right-size SW Park Way. Impact to the
pedestrian right-of-way is minimized with clearly marked vehicular access to surface and
underground parking areas. Multiple access points and internal walkways provide safe,
comfortable and convenient pedestrian access from the surrounding public sidewalk network,
through the development, to the TriMet bus stop and Sunset Transit Center. Public plazas, open
space, wide public sidewalks, street trees and street furnishings located between and adjacent
to buildings further enhance the pedestrian- and transit-oriented development.
A Traffic Impact Analysis (TIA) Report prepared by Kittelson & Associates is provided in Exhibit
G. This report identifies the transportation-related impacts associated with the proposed
development. The report provides recommendations subject to City of Beaverton approval. The
applicant is proposing to implement the recommendations identified in the TIA to ensure the
development provides safe and efficient circulation and access for motor vehicles, bicycles,
pedestrians, and transit.
2. The Comprehensive Plan Transportation Element Figures 6.1 through 6.23 and Tables
6.1 through 6.6 shall be used to identify ultimate right-of-way width and future
potential street, bicycle, and pedestrian connections in order to provide adequate
multi-modal access to land uses, improve area circulation, and reduce out-ofdirection travel.

Response:
According to the Comprehensive Plan “the most important existing pedestrian
need in Beaverton is a well-connected pedestrian system within a half-mile grid of light rail
transit (LRT) stations and key centers in Beaverton (parks, schools, retail, etc.).” According to
Tables 6.1 and 6.3 of the Comprehensive Plan, the site is adequately served by transit service
and street and sidewalk, bicycle and pedestrian connections are provided on and adjacent to
the site. Table 6.3 does not indicate any environmental constraints are present on or near the
site or indicate the need for local multi-modal connections. Figure 6.1 of the Plan does not
indicate any gaps in the pedestrian system exist on or adjacent to the site. Figure 6.2 of the
Plan identifies the site as among the highest priority to address gaps in bicycle system. Figure
6.4 identifies SW Park Way and SW Marlow adjacent to the site, classified as Collectors and SW
Wilshire, from SW Eastridge St to the OR Highway 217 Frontage Road, as a Neighborhood Route
and does not indicate proposed streets within the vicinity of the site. Figure 6.6 indicates SW
Park Way is planned for 2/3 lanes, currently over-built with four (4) lanes. The Local
Connectivity Map, Figure 6.14 of the Plan, illustrate no new connections are proposed
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Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus stop on-site,
proposed public pedestrian and bicycle network improvements provide safe, comfortable and
convenient access to multiple-modes of safe and reliable public transportation. The vehicular,
pedestrian, and bicycle circulation plans on Sheets 5, 6, and 7 of Exhibit C illustrate the
applicant’s proposed public infrastructure improvements that will increase pedestrian and
bicycle connectivity from the site to the adjacent public right-of-way that include: a complete
public sidewalk network, clearly marked cross-walks, dedicated bike lanes, mid-block crossings
and right-size SW Park Way. On-site improvements include multiple-access points, clear
pedestrian paths, and internal walkways that minimize the impact of the pedestrian right-ofway while providing safe access to vehicular underground parking and surface parking behind
buildings.
3. Where a future street or bicycle and pedestrian connection location is not identified
in the Comprehensive Plan Transportation Element, where abutting properties are
undeveloped or can be expected to be redeveloped in the near term, and where a
street or bicycle and pedestrian connection is necessary to enable reasonably direct
access between and among neighboring properties, the applicant shall submit as part
of a complete application, a future connections plan showing the potential
arrangement of streets and bicycle and pedestrian connections that shall provide for
the continuation or appropriate projection of these connections into surrounding
areas.

Response:
The applicant is not proposing any new public vehicular, pedestrian, or cyclist
connections that are not otherwise mentioned on a City or Park District Plan. The applicant is
proposing to improve SW Park Way, SW Wilshire Street, and SW Marlow Avenue to betteraccommodate pedestrians, cyclists and vehicles by adding bike lanes, medians, wide sidewalks,
and on-street parking areas. A future connections plan is not necessary since the site is
surrounded by existing streets. Tax Lot 1S102CC02700, located in the northwest corner of the
block, is identified as future development of a public plaza by Tualatin Hills Park & Recreation
District (THPRD).
4. Streets and bicycle and pedestrian connections shall extend to the boundary of the
parcel under development and shall be designed to connect the proposed
development’s streets, bicycle connections, and pedestrian connections to existing
and future streets, bicycle connections, and pedestrian connections. A closed-end
street, bicycle connection, or pedestrian connection may be approved with a
temporary design.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. Primary entrances
are oriented towards the public rights-of-way. Secondary entrances, located in the rear of the
buildings, provide direct access to interior walkways that provide connections between
buildings and to the surface parking area. The applicant is proposing to transect the interior
surface parking area with a central accessway. The central accessway is designed with
sidewalks and bulb-outs for pedestrian crossings.
The vehicular, pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C,
illustrate the applicant’s proposed public infrastructure improvements that will increase
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connectivity from the site to the adjacent public right-of-way that include: a complete public
sidewalk network, clearly marked cross-walks, dedicated bicycle lanes, mid-block crossings and
right-size SW Park Way. Impact to the pedestrian right-of-way is minimized with clearly marked
vehicular access to surface and underground parking areas. Multiple access points and internal
walkways provide safe, comfortable and convenient pedestrian access from the surrounding
public sidewalk network, through the development, to the TriMet bus stop located on-site and
the Sunset Transit Center located less than ¼ mile away. Public plazas, open space, wide public
sidewalks, street trees and street furnishings located between and adjacent to buildings further
enhance the pedestrian- and transit-oriented development. Pavement markings, striping, and
signage are provided where pedestrian pathways and the THPRD “combined trail and sidewalk”
intersect vehicular drive aisles and access ramps to limit conflict.
5. Whenever existing streets and bicycle and pedestrian connections adjacent to or
within a parcel of land are of inadequate width, additional right-of-way may be
required by the decision-making authority.

Response:
The vehicular circulation plan and street section, Sheet 5 in Exhibit C, show SW
Park Way, SW Wilshire Street, and SW Marlow Avenue have existing right-of-way widths of 58feet, 62.5-feet, and 56-feet respectively. The applicant is proposing to dedicate 19.5 feet
adjacent to SW Park Way, 7 feet adjacent to SW Wilshire, and 8 feet adjacent to SW Marlow.
The rights-of-way widths upon dedication will be 77.5-feet for SW Park Way, 69.5-feet on SW
Wilshire, and 64-feet on SW Marlow. OR 217 Frontage Road is proposed to be improved to
provide a wider sidewalk and create a shared bicycle/ pedestrian sidewalk. The applicant
proposes to dedicate 4.5-feet adjacent to OR Highway 217 Frontage Road in order to
accommodate the improvement.
6. Where possible, bicycle and pedestrian connections shall converge with streets at
traffic-controlled intersections for safe crossing.

Response
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. The vehicular,
pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C, illustrate the
applicant’s proposed public infrastructure improvements that will increase connectivity from
the site to the adjacent public right-of-way that include: a complete public sidewalk network,
clearly marked cross-walks, and mid-block crossings on SW Wilshire Street, south of the site,
and on SW Park Way, north of the site. Bicycle and pedestrian connections converge at marked
cross-walks and traffic-controlled intersections located at each corner of the site.
7. Bicycle and pedestrian connections shall connect the on-site circulation system to
existing or proposed streets, to adjacent bicycle and pedestrian connections, and to
driveways open to the public that abut the property. Connections may approach
parking lots on adjoining properties if the adjoining property used for such
connection is open to public pedestrian and bicycle use, is paved, and is
unobstructed.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
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to the public sidewalk system. The vehicular, pedestrian, and bicycle circulation plans, Sheets
5, 6, and 7 in Exhibit C, illustrate the applicant’s proposed public infrastructure improvements
that will increase connectivity from the site to the adjacent public right-of-way that include:
a complete public sidewalk network, clearly marked cross-walks, dedicated bike lanes, and
mid-block crossings on SW Wilshire Street, south of the site, and on SW Park Way, north of the
site.
Main pedestrian access points are designed to include public plazas are proposed to be located
on SW Wilshire Street, SW Park Way and OR Highway 217 Frontage Road. A pedestrian access
point is also provided from SW Marlow Avenue. Multiple access points and internal walkways
that bisect the subject property provide safe, comfortable and convenient pedestrian access
from the surrounding public sidewalk network, through the development. Public plazas, open
space, wide public sidewalks, street trees and street furnishings located between and adjacent
to buildings further enhance the pedestrian- and transit-oriented development.
8. To preserve the ability to provide transportation capacity, safety, and improvements,
a special setback line may be established by the City for existing and future streets,
street widths, and bicycle and pedestrian connections for which an alignment,
improvement, or standard has been defined by the City. The special setback area
shall be recorded on the plat.

Response:

The necessity for a special setback has not been identified.
9. Accessways are one or more connections that provide bicycle and pedestrian passage
between streets or a street and a destination. Accessways shall be provided as
required by this code and where full street connections are not possible due to the
conditions described in Section 60.55.25.14. [ORD 4397; August 2006]
An accessway will not be required where the impacts from development,
redevelopment, or both are low and do not provide reasonable justification for the
estimated costs of such accessway.
A. Accessways shall be provided as follows:
1. In any block that is longer than 600 feet as measured from the near side rightof-way line of the subject street to the near side right-of-way line of the
adjacent street, an accessway shall be required through and near the middle
of the block.
2. If any of the conditions described in Section 60.55.25.14. result in block
lengths longer than 1200 feet as measured from the near side right-of-way
line of the subject street to the near side right-of-way line of the adjacent
street, then two or more accessways may be required through the block.
[ORD 4397; August 2006]
3. Where a street connection is not feasible due to conditions described in
Section 60.55.25.14., one or more new accessways to any or all of the
following shall be provided as a component of the development if the
accessway is reasonably direct: an existing transit stop, a planned transit
route as identified by TriMet and the City, a school, a shopping center, or a
neighborhood park. [ORD 4397; August 2006]
4. The City may require an accessway to connect from one cul-de-sac to an
adjacent cul-de-sac or street.
5. In a proposed development or where redevelopment potential exists and a
street connection is not proposed, one or more accessways may be required
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to connect a cul-de-sac to public streets, to other accessways, or to the
project boundary to allow for future connections.
6. Within the South Cooper Mountain Community Plan area, the City may require
an accessway to connect from multiuse paths or trails to streets, multi-use
paths, or trails. [ORD 4652; February 2015]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. The vehicular,
pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C, show the location of
multiple access points, located less than every 300 feet apart, are provided from the
surrounding public sidewalk network, into the development.
Public improvements proposed include a complete public sidewalk network, public plazas, midblock crossings, clearly marked cross-walks, dedicated bike lanes, and right-size SW Park Way.
Pavement markings, striping, and signage where pedestrian pathways intersect vehicular drive
aisles and access ramps are designed to limit conflict. Impact to the pedestrian and bicycle
right-of-way is minimized with clearly marked vehicular access to surface and underground
parking areas.
The Vehicular Circulation Plan & Street Section, Sheet 5 of Exhibit C, illustrates the proposed
improvements to the adjacent rights-of-way. Improvements of Tualatin Hills Park & Recreation
District (THPRD) trail connections adjacent to the site on SW Wilshire and SW Marlow are
proposed to improve safety and comfort of bicyclists and pedestrians. Additionally, OR 217
Frontage Road is proposed to be improved to provide a wider sidewalk and create a shared
bicycle/ pedestrian sidewalk.
Main pedestrian access points, designed to include public plazas, are proposed on SW Wilshire
Street, SW Park Way and OR Highway 217 Frontage Road. A pedestrian access point is also
provided from SW Marlow Avenue. Multiple access points and internal walkways provide safe,
comfortable and convenient pedestrian access from the surrounding public sidewalk network,
through the development, to the TriMet bus stop located on-site and the Sunset Transit Center
located less than ¼ mile away.
Dedicated bike lanes are proposed along SW Wilshire, SW Marlow, and SW Park Way to provide
safe bicycle connectivity from the site to the neighboring streets. Short-term bike parking is
provided with bike racks located throughout the site and long-term bike parking is located
within the buildings as illustrated on the Bicycle Circulation Plan, Sheet 7 in Exhibit C, and on
Sheet A23 of Exhibit D.
As well as improvements to the public rights-of-way, the development is designed with a central
accessway that improves pedestrian and bicycle access to and through the site as illustrated on
Detail E1 and E2 on Sheet 5 in Exhibit C. The accessway includes sidewalks and a shared travel
lane for bicycles and vehicles. The central accessway is proposed to have a distinct paving
pattern to differentiate between the standard drive aisles.
B. Accessway Design Standards.
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1. Accessways shall be as short as possible and wherever practical, straight
enough to allow one end of the path to be visible from the other.
2. Accessways shall be located to provide a reasonably direct connection
between likely pedestrian and bicycle destinations. [ORD 4332; January
2005]

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Secondary entrances located in the rear of the buildings have
direct access to interior walkways. Impact to the pedestrian right-of-way is minimized with
clearly marked vehicular access to surface and underground parking areas.
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is proposed to have a distinct paving pattern to differentiate
between the standard drive aisles. Addition to the central accessway, three clearly marked
pedestrian paths transect the surface parking area at evenly spaced intervals. These pedestrian
accessways include alternative paving colors to provide contrast to the vehicular drive aisles.
Main pedestrian access points designed to include public plazas are proposed on SW Wilshire
Street, SW Park Way and OR Highway 217 Frontage Road. A pedestrian access point is also
provided from SW Marlow Avenue. Internal walkways bisect the subject property. Multiple
access points and internal walkways provide direct and convenient pedestrian access from the
surrounding public sidewalk network, through the development.
Vehicular access to the surface parking area is provided on SW Park Way and SW Wilshire via
the central accessway. Vehicle access ramps to the underground residential parking area are
located on SW Wilshire and the internal surface parking area between Buildings 1 and 2.
Vehicular access to the underground parking area on the north side of the internal surface
parking area is located outside of the pedestrian circulation. A clear pedestrian path is provided
with a scored concrete sidewalk around the garage entrance as illustrated on the Park Way
Plaza Plan, Sheet L2.1 of Exhibit C. Additionally a raised concrete planter and a cable guardrail
provides further separation between the pedestrian and vehicular pathways as shown on Detail
1 of Sheet L2.6 in Exhibit C.
Impact to the pedestrian pathway is minimized with safe vehicular entrance and exit from the
underground parking area located on SW Wilshire. A change in paving material provides a visual
queue to pedestrians that they are crossing the garage entryway. Additionally, safety devices
such as mirrors, signs, lights and audible warning devises will alert drivers that they are crossing
the pedestrian pathway.
10. Pedestrian Circulation. [ORD 4487; August 2008]
A. Walkways are required between parts of a development where the public is
invited or allowed to walk.
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Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Secondary entrances located in the rear of the buildings have
direct access to interior walkways separated from the parking area by a curb.
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is proposed to have a distinct paving pattern to differentiate
between the standard drive aisles. Addition to the central accessway, three clearly marked
pedestrian walkways transect the surface parking area at evenly spaced intervals. The average
distance between the walkways is 115-feet. These pedestrian accessways include alternative
paving colors to provide contrast to the vehicular drive aisles.
Multiple access points and internal walkways provide safe, comfortable and convenient
pedestrian access from the surrounding public sidewalk network, through the development.
Public plazas, open space, wide public sidewalks, street trees and street furnishings located
between and adjacent to buildings further enhance the pedestrian- and transit-oriented
development.
B. A walkway into the development shall be provided for every 300 feet of street
frontage. A walkway shall also be provided to any accessway abutting the
development.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. Multiple access
points, located less than every 300 feet apart, are provided from the surrounding public
sidewalk network, into the development. Main pedestrian access points designed to include
public plazas are proposed on SW Wilshire Street, SW Park Way and OR Highway 217 Frontage
Road. A pedestrian access point is also provided from SW Marlow Avenue.
C. Walkways shall connect building entrances to one another and from building
entrances to adjacent public streets and existing or planned transit stops.
Walkways shall connect the development to walkways, sidewalks, bicycle
facilities, alleyways and other bicycle or pedestrian connections on adjacent
properties used or planned for commercial, multifamily, institution or park use.
The City may require connections to be constructed and extended to the
property line at the time of development.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances providing direct access to
the public sidewalk system. Secondary entrances, located in the rear of the buildings, provide
direct access to interior walkways with connections between buildings and the on-site surface
parking area.
Main pedestrian access points to the development are designed with public plazas on SW
Wilshire Street, SW Park Way and OR Highway 217 Frontage Road. A pedestrian access point is
also provided from SW Marlow Avenue. Internal walkways bisect the subject property. Multiple
Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 73

access points and internal walkways provide safe, comfortable and convenient pedestrian
access from the surrounding public sidewalk network, through the development.
The vehicular, pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C,
illustrate the proposed public infrastructure improvements including: wider sidewalks, clearly
marked cross-walks and pedestrian routes, mid-block crossings, and bike lanes to increase
connectivity from the site to the adjacent neighborhood, the TriMet bus stop located on-site
adjacent to SW Park Way and the Sunset Transit Center located less than ¼ mile away.
Improvements of Tualatin Hills Park & Recreation District (THPRD) trail connections adjacent
to the site on SW Wilshire and SW Marlow are proposed to improve safety and comfort of
bicyclists and pedestrians.
D. Walkways shall be reasonably direct between pedestrian destinations and
minimize crossings where vehicles operate.

Response:
Multiple pedestrian access points and internal walkways provide direct and
convenient pedestrian access from the surrounding public sidewalk network, through the
development.
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW Wilshire Street
on the south, and OR Highway 217 Frontage Road on the east. All proposed buildings front public
rights-of-way with primary building entrances that provide direct access to the public sidewalk
system. Secondary entrances located in the rear of the buildings have direct access to interior
walkways. Impact to the pedestrian pathway is minimized with clearly marked vehicular access
to surface and underground parking areas.
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is proposed to have a distinct paving pattern to differentiate
between the standard drive aisles. Addition to the central accessway, three clearly marked
pedestrian paths transect the surface parking area at evenly spaced intervals. These pedestrian
accessways include alternative paving colors to provide contrast to the vehicular drive aisles.
Vehicular access to the underground parking area on the north side of the surface parking area
is located outside of the pedestrian circulation. A clear pedestrian path is provided with a
scored concrete sidewalk around the garage entrance as illustrated on the Park Way Plaza Plan,
Sheet L2.1 of Exhibit C. Additionally a raised concrete planter and a cable guardrail provides
further separation between the pedestrian and vehicular rights-of-way as shown on Detail 1 of
Sheet L2.6 in Exhibit C.
Impact to the pedestrian right-of-way is minimized with safe vehicular entrance and exit from
the underground parking area located on SW Wilshire. A change in paving material provides a
visual queue to pedestrians that they are crossing the garage entryway. Additionally, safety
devices such as mirrors, signs, lights and audible warning devises will alert drivers that they are
crossing the pedestrian right-of-way.
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E. Walkways shall be paved and shall maintain at least four feet of unobstructed
width. Walkways bordering parking spaces shall be at least seven feet wide unless
concrete wheel stops, bollards, curbing, landscaping, or other similar
improvements are provided which prevent parked vehicles from obstructing the
walkway. Stairs or ramps shall be provided where necessary to provide a
reasonably direct route. The slope of walkways without stairs shall conform to
City standards.

Response:
Proposed public infrastructure improvements designed to increase pedestrian
connectivity from the site to the adjacent public right-of-way include a complete public
sidewalk network. Sidewalks with a minimum ten (10) foot wide unobstructed path will be
located adjacent to SW Wilshire Street, SW Marlow Ave., and SW Park Way. The sidewalk along
OR Highway 217 Frontage Road will provide a minimum of four feet of unobstructed width.
Internal walkways adjacent to parking areas are separated from the parking area by a curb.
The applicant is proposing to utilize different paving materials to delineate continuous
pedestrian walkways that cross vehicular access aisles as illustrated on the vehicular circulation
and street section plan, Sheet 5 in Exhibit C. All sidewalks and walkways with this development
will be constructed using hard, durable surfaces and ADA compliant. Slopes of walkways without
stairs adhere to City’s standards.
F. The Americans with Disabilities Act (ADA) contains different and stricter
standards for some walkways. The ADA applies to the walkway that is the
principal building entrance and walkways that connect transit stops and parking
areas to building entrances. Where the ADA applies to a walkway, the stricter
standards of ADA shall apply.

Response:
Proposed public infrastructure improvements designed to increase pedestrian
connectivity from the site to the adjacent public right-of-way include a complete public
sidewalk network. Sidewalks with a minimum ten (10) foot wide unobstructed path will be
located adjacent to SW Wilshire Street, SW Marlow Ave., and SW Park Way. The sidewalk along
OR Highway 217 Frontage Road will provide a minimum of four feet of unobstructed width.
Internal walkways adjacent to parking areas are separated from the parking area by a curb.
The applicant is proposing to utilize different paving materials to delineate continuous
pedestrian walkways that cross vehicular access aisles as illustrated on the vehicular circulation
and street section plan, Sheet 5 in Exhibit C. All sidewalks and walkways with this development
will be constructed using hard, durable surfaces and ADA compliant.
G. On-site walkways shall be lighted to 0.5 foot-candle level at initial luminance.
Lighting shall have cut-off fixtures so that illumination does not exceed 0.5 footcandle more than five (5) feet beyond the property line.

Response:
As illustrated on the Illumination Plan in Exhibit I, fourteen (14) foot tall
pedestrian pole lights are located along internal walkways. Public pedestrian plazas, including
the play area, are lit with up-lights, recessed mounted step lights, and building wall mounted
H.I.D. luminaires. Pedestrian pole lights located along the rights-of-way adjacent to the
development increase pedestrian safety and comfort on public sidewalks and the THPRD
“combined trail and sidewalk”. Fiber optic lights illuminate stairs and handrails. Manufacturer’s
illustrations and specifications (cut sheets) of the lighting poles and fixtures proposed in the
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design are included Exhibit I of this submittal. The cut sheets and illumination plans, in Exhibit
I, show on-site walkways will be lit to 0.5 foot-candle level at initial luminance and cut-off
fixtures will ensure illumination does not exceed 0.5 foot-candle five (5) feet beyond the
property line.
11. Pedestrian Connections at Major Transit Stops. Commercial and institution buildings
at or near major transit stops shall provide for pedestrian access to transit through
the following measures:
A. For development within 200 feet of a Major Transit Stop:
1. Either locate buildings within 20 feet of the property line closest to the
transit stop, a transit route or an intersecting street, or provide a pedestrian
plaza at the transit stop or a street intersection;
2. Provide a transit passenger landing pad accessible to persons with disabilities
if required by TriMet and the City;
3. Provide a reasonably direct pedestrian connection between the transit stop
and building entrances on the site;
4. Where substantial evidence of projected transit ridership or other transit
impacts is presented to conclude both that a nexus exists between the
proposed development and public transit and that the degree of impact
provides reasonable justification, the City may require the developer to grant
a public easement or dedicate a portion of the parcel for transit passenger
bench(es), shelter, or both, and, if appropriate, the construction of a transit
passenger bench, shelter, or both; and,
5. Provide lighting at the transit stop to City standards.
B. Except as otherwise provided in subsection A. of this section, for development
within 300 feet of a Major Transit Stop, provide walkways connecting building
entrances and streets adjoining the site, and pedestrian connections to adjoining
properties, except where such a connection is impracticable pursuant to
subsection 14. of this section.

Response:
While the proposed development is not located within 200 to 300 feet of a transit
stop, the vehicular, pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C,
illustrate the proposed public infrastructure improvements including: wider sidewalks, clearly
marked cross-walks and pedestrian routes, mid-block crossings, and bike lanes to increase
connectivity from the site to the adjacent neighborhood, the TriMet bus stop located on-site
adjacent to SW Park Way and the Sunset Transit Center located less than ¼ mile away. A midblock crossing will be provided for transit-riders to easily cross SW Park Way.
12. Assessment, review, and mitigation measures (including best management practices
adopted by local agencies) shall be completed for bicycle and pedestrian connections
located within the following areas: wetlands, streams, areas noted as Significant
Natural Resources Overlay Zones, Significant Wetlands and Wetlands of Special
Protection, and Significant Riparian Corridors within Volume III of the Comprehensive
Plan Statewide Planning Goal 5 Resource Inventory Documents and Significant Natural
Resources Map, and areas identified in regional and/or intergovernmental resource
protection programs. “Assessment” for the purposes of this section means to assess
the site-specific development compatibility issues. Site-specific compatibility issues
include but are not limited to lighting, construction methods, design elements, rare
plants, and human/pet impacts on the resource. “Review” for the purposes of this
section includes but is not limited to obtaining appropriate permits from appropriate
resource agencies. Mitigation measures, including appropriate use restrictions,
required by local, state, and federal agencies shall be completed as part of the
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construction project. If the project will irreparably destroy the resource, then the
resource will take precedence over the proposed bicycle and pedestrian connection.

Response:
The applicant is not proposing any bicycle or pedestrian facilities to be built in
environmentally sensitive areas; therefore, this standard does not apply.
13. New construction of bicycle and pedestrian connections along residential rear lot
lines is discouraged unless no comparable substitute alignment is possible in the
effort to connect common trip origins and destinations or existing segment links.

Response:
The proposed mixed-use development and associated public improvements will
not be located along residential rear lot lines.
14. Street and Bicycle and Pedestrian Connection Hindrances. Street, bicycle, and/or
pedestrian connections are not required where one or more of the following
conditions exist:
A. Physical or topographic conditions make a general street, bicycle, or pedestrian
connection impracticable. Such conditions include but are not limited to the
alignments of existing connecting streets, freeways, railroads, slopes in excess of
City standards for maximum slopes, wetlands or other bodies of water where a
connection could not reasonably be provided;
B. Existing buildings or other development on adjacent lands physically preclude a
connection now and, in the future, considering the potential for redevelopment;
or,
C. Where streets, bicycle, or pedestrian connections would violate provisions of
leases, easements, covenants, or restrictions written and recorded as of May 1,
1995, which preclude a required street, bicycle, or pedestrian connection.

Response:
The applicant is proposing ample street, bicycle, and pedestrian connections and
facilities within the proposed mixed-use development; therefore, this standard does not apply.
60.55.30

Minimum Street Widths. [ORD 4302; June 2004]

Minimum street widths are depicted in the Engineering Design Manual. [ORD 4418; February 2007]

Response:
The accessways proposed with this development are designed in compliance with
standards depicted in the Engineering Design Manual and meet minimum street widths.
60.55.35

Access Standards
1. The development plan shall include street plans that demonstrate how safe access to
and from the proposed development and the street system will be provided. The
applicant shall also show how public and private access to, from, and within the
proposed development will be preserved
2. No more than 25 dwelling units may have access onto a closed-end street system
unless the decision-making authority finds that identified physical constraints
preclude compliance with the standard and the proposed development is still found
to be in compliance with the Facilities Review criteria of Section 40.03. [ORD 4584;
June 2012]

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot is located behind the buildings,
interior to the site. The applicant is proposing to transect the interior surface parking area with
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a central accessway. Vehicular access to the surface parking area is provided on SW Park Way
and SW Wilshire via the central accessway located more than 300 feet from the nearest
intersection. Vehicle access ramps to the underground residential parking area are located on
SW Wilshire and the internal surface parking area between Buildings 1 and 2. Pavement
markings, striping, and signage are provided where pedestrian pathways and the THPRD
“combined trail and sidewalk” intersect vehicular drive aisles and access ramps to limit
conflict, as illustrated on the Vehicular circulation Plan and Street Sections, Sheet 5 in Exhibit
C, demonstrate compliance with these standards. No dead-end streets are being proposed with
this development. Sight Distance and Underground Queuing exhibits, Exhibit Q and R, illustrate
adequate space is provided at the entrance of the underground parking areas for queuing and
sight distance to ensure pedestrian and vehicular safety.
3. Intersection Standards.
A. Visibility at Intersections. All work adjacent to public streets and accessways shall
comply with the standards of the Engineering Design Manual except in Regional
and Town Centers. [ORD 4462; January 2008]
2. The requirements specified in 60.55.35.3.A. may be lessened or waived by
the decision-making authority if the project will not result in an unsafe traffic
situation. In making its determination, the decision-making authority shall
consider the safety of the users of the intersection (including pedestrians,
bicyclists and motorists), design speeds, the intersection sight distance
standards of the Engineering Design Manual, and other applicable criteria.

Response:
All intersections will be built to the standards of the Engineering Design Manual.
The Vehicular circulation Plan and Street Sections, Sheet 5 in Exhibit C, demonstrate
compliance with this standard.
B. Intersection angles and alignment and intersection spacing along streets shall
meet the standards of the Engineering Design Manual and Standard Drawings.
1. Local street connections at intervals of no more than 330 feet should apply
in areas planned for the highest density multiple use development. [ORD
4584; June 2012]
2. When a highway interchange within the City is constructed or reconstructed,
a park and ride lot shall be considered.

Response:
The site of the proposed development abuts SW Park Way on the north, SW
Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217 Frontage
Road on the east. Improvements to the rights-of-way adjacent to the site will not alter the
angle or alignment of any intersections and are designed to meet the Engineering Design Manual
and Standard Drawings, as illustrated on the Vehicular circulation Plan and Street Sections,
Sheet 5 in Exhibit C. No highway interchanges are proposed to be constructed or reconstructed
with this development.
C. Driveways.
1. Corner Clearance for Driveways. Corner clearance at signalized intersections
and stop-controlled intersections, and spacing between driveways shall meet
the standards of the Engineering Design Manual and Standard Drawings.
2. Shared Driveway Access. Whenever practical, access to Arterials and
Collectors shall serve more than one site through the use of driveways
common to more than one development or to an on-site private circulation
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design that furthers this requirement. Consideration of shared access shall
take into account at a minimum property ownership, surrounding land uses,
and physical characteristics of the area. Where two or more lots share a
common driveway, reciprocal access easements between adjacent lots may
be required.
3. No new driveways for detached dwellings shall be permitted to have direct
access onto an Arterial or Collector street except in unusual circumstances
where emergency access or an alternative access does not exist. Where
detached dwelling access to a local residential street or Neighborhood Route
is not practicable, the decision-making authority may approve access from a
detached dwelling to an Arterial or Collector.

Response:
The proposed development includes five (5) mixed-use buildings and one (1)
building that is entirely residential with a surface parking lot is located behind the buildings,
interior to the site. The applicant is proposing to transect the interior surface parking area with
a central accessway. Vehicular access to the surface parking area is provided on SW Park Way
and SW Wilshire via the central accessway located more than 300 feet from the nearest
intersection. Vehicle access ramps to the underground residential parking area are located on
SW Wilshire and the internal surface parking area between Buildings 1 and 2. Access to the
underground parking area on SW Wilshire is located more than 200 feet from the intersection
of SW Wilshire and OR Highway 217 Frontage Road and more than 100 feet from the intersection
of SW Wilshire Street and SW Eastridge St. The driveways are designed to meet the Engineering
Design Manual and Standard Drawings, as illustrated in the Site Plans in Exhibit C. Sight Distance
and Underground Queuing exhibits, Exhibit Q and R, illustrate adequate space is provided at
the entrance of the underground parking areas for queuing and sight distance to ensure
pedestrian and vehicular safety.
60.55.40

Transit Facilities. [ORD 4302; June 2004]

Transit routes and transit facilities shall be designed to support transit use through provision of
transit improvements. These improvements shall include passenger landing pads, accessways to the
transit stop location, or some combination thereof, as required by TriMet and the City, and may also
include shelters or a pad for a shelter. In addition, when required by TriMet and the City, major
industrial, institution, retail, and office developments shall provide either a transit stop on site or a
pedestrian connection to a transit stop adjacent to the site.
1. Transit Shelters. [ORD 4332; January 2005] All transit shelters and sidewalk furniture
shall meet the following standards.
A. The proposal is located entirely within the existing public right-of-way, public
access easement, or property owned by a public agency.
B. The proposal maintains an unobstructed path of travel of no less than six feet (6’)
unless a greater unobstructed path is required by this code for a specific
sidewalk.
C. The proposal is not located within eight feet (8’) of a point of ingress or egress of
an existing structure.
D. The proposal is not located within a vision clearance area for a street, driveway,
or other facility where vehicles regularly travel.
E. The proposal is not located within twelve feet (12’) of a window display area.
F. The proposal does not consist of solid panels other than what is required to post
transit schedules.
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Response:
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus
stop on-site, the proposed development is designed to be pedestrian- and transit-oriented.
TriMet’s route 59-Walker/Park Way provides weekday rush-hour service in Beaverton and Cedar
Hills between Sunset Transit Center and Willow Creek Transit Center, along Baltic, Park Way,
Walker and 185th with a stop located on-site adjacent to SW Park Way. The applicant is
proposing to relocate the on-site TriMet bus stop less than 100-feet east of its current position
adjacent to a public pedestrian plaza. Exhibit N in this submittal includes a conceptual site plan
that illustrates the proposed amenities to be included in the bus/ pedestrian plaza. The
proposed design includes a transit shelter, landscaping, and trash receptacle to increase
convenience and comfort of transit riders. The proposed transit stop is located entirely within
the public right-of-way, with more than a six-foot wide unobstructed travel path, greater than
eight feet from a point of ingress or egress of an existing structure, and more then twelve feet
from a window display area. The proposed stop is not located within a vision clearance area or
driveway.
60.60

TREES AND VEGETATION

60.60.05

Purpose.

Healthy trees and urban forests provide a variety of natural resource and community benefits for
the City of Beaverton. Primary among those benefits is the aesthetic contribution to the increasingly
urban landscape. Tree resource protection focuses on the aesthetic benefits of the resource. In
conjunction with processes set forth in Section 40.90. of this Code, this section is intended to help
manage changes to the City’s urban forest by establishing regulations and standards for the
protection, pruning, removal, replacement, and mitigation for removal of Protected Trees
(Significant Individual Trees, Historic Trees, Mitigation Trees and trees within a Significant Natural
Resource Area (SNRA) or Significant Grove), Landscape Trees, and Community.
60.60.10

Types of Trees and Vegetation Regulated.

Actions regarding trees and vegetation addressed by this section shall be performed in accordance
with the regulations established herein and in Section 40.90. of this Code. The City finds that the
following types of trees and vegetation are worthy of special protection:
5.

Response:
replaced.
60.60.15

Landscape Trees.

Existing landscape trees on the subject site proposed to be removed will be

Pruning, Removal, and Preservation Standards.
2. Removal and Preservation Standards.
A. All removal of Protected Trees shall be done in accordance with the standards
set forth in this section.
B. Removal of Landscape Trees and Protected Trees shall be mitigated, as set forth
in section 60.60.25.
C. For SNRAs and Significant Groves, the following additional standards shall apply:
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Response:
There are no Protected trees or Significant Natural Resource Area located on the
subject property. Existing landscape trees on the subject site proposed to be removed will be
replaced in accordance to Section 60.60.25.
60.60.20

Tree Protection Standards during Development.
1. Trees classified as Protected Trees under this Code shall be protected during
development in compliance with the following:

Response:
There are no Protected Trees located on the subject property; therefore, this
standard is not applicable.
60.60.25

Mitigation Requirements.
9. The following standards apply to the replacement of a Landscape Tree:
A. A replacement tree shall be a substantially similar species or a tree approved by
the City considering site characteristics.
B. If a replacement tree of the species of the tree removed or damaged is not
reasonably available, the City may allow replacement with a different species.
C. Replacement of a Landscape Tree shall be based on total linear DBH calculations
at a one-to-one ratio depending upon the capacity of the site to accommodate
replacement tree or unless otherwise specified through development review.
Replacement of tree on a one-to-one basis shall be as follows:
1. Calculate the sum of the total linear DBH measurement of the tree to be
removed.
2. The total linear DBH measurement of the tree to be removed shall be
replaced with tree at least 1.5 caliper inches in diameter. The total caliper
inches of the replacement tree shall be at least equal to the sum total of the
linear DBH measurement of the removed tree.

Response:
Existing landscape trees are to be removed and replaced with a tree of a similar
species and/or a tree that is approved by the City. A total of 426’ linear DBH will be removed
with this development and the total of trees being replanted (606’ DBH in mitigation), surpasses
this amount. The Existing Conditions Plan and Planting Legend & Details, Sheets 2 and L1.4 in
Exhibit C, show the number, location, and type of trees proposed to be removed and planted
and demonstrates compliance with these standards.
60.65

UTILITY UNDERGROUNDING

60.65.15

Regulation.

All existing and proposed utility lines within and contiguous to the subject property, including, but
not limited to, those required for electric, communication, and cable television services and
related facilities shall be placed underground as specified herein. The utilities required to be
placed underground shall be those existing overhead utilities which are impacted by the proposed
development and those utilities that are required to be installed as a result of the proposed
development.
1. At the option of the applicant and subject to rules promulgated by the Oregon Public
Utility Commission (PUC), this requirement does not apply to surface mounted
transformers, surface mounted connection boxes and meter cabinets, which may be
placed above ground, temporary utility service facilities during construction, high
capacity electric lines operating at 50,000 volts or above, and that portion of a
project where undergrounding will require boring under a Collector or Arterial
roadway, and City funded roadway projects which the City Council has specifically
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2.
3.
4.
5.

6.

7.

considered and declined to fund utility undergrounding as a component of the
roadway project, Washington County funded roadway projects, such as MSTIP
projects, and Oregon Department of Transportation funded roadway projects. [ORD
4343; April 2005] [ORD 4363; September 2005]
The developer shall make all necessary arrangements with the serving private utility
to cause the utility service(s) to be placed underground;
The City reserves the right to approve surface mounted facilities;
All underground public and private utilities shall be constructed or installed prior to
the final surfacing of the streets; and
Stubs for service connections and other anticipated private extensions at street
intersections shall be long enough to avoid disturbing street surfaces and right-ofway improvements such as sidewalks and landscaping areas when service connections
are made.
Unless otherwise specifically required in an existing franchise between the City and
the particular private utility, or PUC rule, the applicant or developer responsible for
initiating the requirement for placing overhead utilities underground is responsible
for the cost of converting all existing customer equipment and private utilities on
private or public property, or both to meet utility undergrounding requirements.
If the private utility service provider requires an applicant, as a component of the
applicant’s placing private utilities underground, to install facilities to accommodate
extra capacity beyond those necessitated by the proposed development, the private
utility service provider shall be financially responsible for providing the means to
provide such extra capacity.

Response:
The applicant is proposing to place all on-site utilities, both pre-existing and
proposed, underground.
60.65.20

Information on Plans.

The applicant for a development subject to design review, subdivision, partition, or site
development permit approval shall show, on the proposed plan or in the explanatory information,
the following:
1. Easements for all public and private utility facilities;
2. The location of all existing above ground and underground public and private utilities
within 100 feet of the site;
3. The proposed relocation of existing above ground utilities to underground; and
4. That above ground public or private utility facilities do not obstruct vision clearance
areas pursuant to Section 60.55.35.3 of this Code.

Response:
No public or private utility easements exist on the site. The Existing Conditions
and Composite Utility Plan, Sheets 2 and 9 in Exhibit C, show the location of all existing utilities
and proposed utilities to serve the mixed-use development. The applicant is proposing to have
pre-existing and new on-site utilities placed underground; thereby, not obstructing vision
clearance areas. The preliminary partition plan, Sheet 14 in Exhibit C, supports the applicants
request to create two to create two (2) parcels and one (1) tract from Tax lots 1S102CC02800
and 02900. Parking, utilities, and stormwater treatment facilities located in Tract A will serve
both Parcel 1 and 2 and an access and maintenance easement will be placed over Tract A to
benefit both parcels.
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60.65.25

Optional Fee In Lieu of the Undergrounding Requirement.

If any of the following criteria are met as determined by the City, after receiving a
recommendation from the Facilities Review Committee, at the applicant’s option, applicant shall
either immediately place the private utilities underground or pay a fee to the City toward future
undergrounding in lieu of immediately placing private utilities underground. [ORD 4224; August
2002]
Criteria. An applicant may request an optional fee in-lieu of the undergrounding requirement by
submitting a written request to the Director that addresses how one or more of the following
criteria are met. The written request shall include the information required in Sections
60.65.20.2. and 3., shall identify the segment of the required utility undergrounding that meet the
criteria below, and shall explain in narrative and graphic form how one or more of the criteria are
met. [ORD 4224; August 2002]
1. Placement of private utilities underground would conflict with the current City of
Beaverton Engineering Design Manual and Standard Drawings or the Clean Water
Service’s Design and Construction Manual, as applicable;
2. An improvement project(s), which would include placement of said private utilities
underground, other than as a part of the proposed development, are funded in the
City’s or another public agency’s current fiscal year budget, are under design, or are
under construction, and the City has determined that utility undergrounding can be
accomplished more efficiently as part of such other improvement project(s).
3. Excluding service connection(s) of private utility(s) to structure(s), the length of any
one of the three private utilities within or contiguous to the subject property to be
placed underground is less than the corresponding threshold distance outlined in
Table 60.65.25.3. If any of the existing or proposed utilities meets the corresponding
threshold, as specified in this criterion, then, at the option of the applicant, the
applicant shall either pay a fee in-lieu for undergrounding all of said utilities that are
not already underground or place all of said utilities underground. If any of the
utilities exist and are deemed exempt from the undergrounding requirement, as
specified in Section 60.65.15.1., only that exempt utility shall not be required to pay
an in-lieu fee. All other existing utilities that share the location of the exempt utility
shall either pay an in-lieu fee or be placed underground.

Response:
The applicant is proposing to have pre-existing and new on-site utilities placed
underground; therefore, the applicant will not pursue an Optional Fee In Lieu of the
Undergrounding Requirement as described in this section.
60.65.30

Fees to be Paid In-Lieu of Undergrounding.
1. Applicants subject to the undergrounding in-lieu fee shall pay to the City an amount
per linear foot of each private utility that is subject to underground relocation which
is not placed underground. The amount of the fee shall be established by the City
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Council by resolution and shall be based on average costs of undergrounding by the
private utility providers.
2. All in-lieu fees paid to the City shall be dedicated to future private utility
undergrounding projects in which the City takes part. Any in-lieu fees paid on behalf
of a particular property shall not have such property subject to future assessment or
other City charge for the same work unless a credit is given for the fee having been
paid.
3. By accepting an in-lieu fee, the City is not thereby assuming responsibility for placing
overhead private utilities underground. In the event that an in-lieu fee has been paid
to the City, the City shall credit all properties as to which the owner has paid in-lieu
fees for undergrounding private overhead utilities against any future public
assessment(s) or charge(s) in connection with such private utility undergrounding
project(s).
4. All in-lieu fees shall be paid prior to the issuance of a Site Development Permit.

Response:
The applicant is proposing to have on-site utilities placed underground;
therefore, the applicant will not pursue an Optional Fee In Lieu of the Undergrounding
Requirement.
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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, 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 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: [ORD 4265; October 2003] [ORD 4404; October 2006] [ORD
4487; August 2008]
1. All Conditional Use, Design Review Two, 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:
The proposed development will have adequate critical facilities and services
including utilities and storm water management, transportation, and fire protection to serve
the development as follows:
Utilities and Stormwater Management Facilities:
The existing site of Cedar Hills Shopping Center does not currently contain stormwater
management facilities. The existing storm sewer system will be improved to provide stormwater
treatment in accordance with Clean Water Services’ standards, and the downstream waterway
has sufficient capacity to convey expected peak flows from the developed site. The existing
sanitary sewer and water systems serving the site are sized sufficiently to support the proposed
development.
Vehicular Access and Parking:
The proposed mixed-use development provides 509 multi-family residential units and 56,388
sq. ft. of commercial space served by 337 spaces located in the underground parking area and
239 spaces located in the on-site surface parking area for a total of 576 spaces.
In addition to the 576 on-site surface parking spaces provided, 16 additional vehicle parking
spaces will be available outside of hours designated for garbage pick-up within the Garbage
Loading zones. The Garbage Loading zones will be clearly marked with signage to indicate the
spaces are reserved for trash pick-up (see the Loading, Delivery, Garbage & Recycling Enclosure
Plan, Sheet 11 of Exhibit C). Additionally, 16 parallel vehicle parking spaces will be provided
adjacent to the central accessway and 63 spaces will be provided on the adjacent public
streets. Loading areas are located outside of the vehicle drive aisles and parking spaces.
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Fire Protection:
The development was designed in accordance with local Fire Code, incorporating
recommendations by the Tualatin Valley Fire and Rescue (TVFR) Fire Marshal to address the
District’s access and fire suppression concerns. The site will be accessible from the public rightof-way as shown on the vehicular circulation and parking plans, Sheets 5 and 10 in Exhibit C.
The Fire Service Plan in Exhibit O illustrates how the on-site surface parking area provides fire
lanes and turning radii for emergency service vehicles.
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:
The proposed development will have adequate essential facilities and services
including pedestrian and bicycle access and facilities, and transit improvements to serve the
development as detailed below:
Pedestrian and Bicycle Access:
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is designed with sidewalks and bulb-outs for pedestrian
crossings. Public and private improvements, including sidewalks, internal walkways, and plazas.
The proposed mixed-use development will increase connectivity from the site to the adjacent
public right-of-way as illustrated on the pedestrian circulation plan, Sheet 6 in Exhibit C. Onsite improvements include multiple-access points, clear pedestrian paths, and internal
walkways. Public improvements include a complete public sidewalk network, public plazas,
mid-block crossings, clearly marked cross-walks, dedicated bike lanes, and improvement of the
THPRD “combined trail and sidewalk.” Pavement markings, striping, and signage where
pedestrian pathways, including the THPRD “combined trail and sidewalk,” intersect vehicular
drive aisles and access ramps are designed to limit conflict. Impact to the pedestrian and
bicycle right-of-way is minimized with clearly marked vehicular access to surface and
underground parking areas. Long-term bike parking is provided for 645 bikes within the new
buildings. The bicycle circulation plan shows the location of bike racks providing 34 short-term
bike parking spaces around the site, Sheet 7 in Exhibit C. The proposed pedestrian and bicycle
circulation plans consider future development of a public plaza located on Tax Lot
1S102CC02700 by Tualatin Hills Park & Recreation District (THPRD). Development a public plaza
on the northwest corner of the block will improve pedestrian and bicycle connectivity and
create additional public space for residents and visitors of the mixed-use development.
Transit:
Located less than a ¼ mile from the Sunset Transit Center and with a TriMet bus stop on-site,
the proposed development is designed to be pedestrian- and transit-oriented. TriMet’s route
59-Walker/Park Way provides weekday rush-hour service in Beaverton and Cedar Hills between
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Sunset Transit Center and Willow Creek Transit Center, along Baltic, Park Way, Walker and
185th with a stop located on-site adjacent to SW Park Way. The applicant is proposing to
relocate the on-site TriMet bus stop less than 100-feet east of its current position adjacent to
a public pedestrian plaza. Exhibit N in this submittal includes a conceptual site plan that
illustrates the proposed amenities to be included in the pedestrian plaza. The proposed design
includes a transit shelter, landscaping, and trash receptacle to increase convenience and
comfort of transit riders.
C. The proposed development is consistent with all applicable provisions of Chapter
20 (Land Uses) 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 20 (Land Uses).

Response:
The applicant’s proposal complies with all applicable provisions of Chapter 20.
Chapter 20 is addressed in the preceding section of this statement.
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:
The applicant’s proposal complies with all applicable provisions of Chapter 60.
Chapter 60 is in the preceding section of this statement.
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
rights-of-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:
A management company will serve the proposed development providing the
maintenance and improvements that are not subject to maintenance by the city or other local
agencies, including but not limited to: private stormwater facilities, the private road/ central
accessway and parking areas, recreation facilities, landscaping, garbage and recycling storage
areas, and buildings.
F. There are safe and efficient vehicular and pedestrian circulation patterns within
the boundaries of the development.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. All proposed
buildings front public rights-of-way with primary building entrances that provide direct access
to the public sidewalk system. Secondary entrances located in the rear of the buildings have
direct access to interior walkways. Impact to the pedestrian right-of-way is minimized with
clearly marked vehicular access to surface and underground parking areas. Multiple access
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points and internal walkways provide safe, comfortable and convenient pedestrian access from
the surrounding public sidewalk network, through the development. Public plazas, open space,
wide public sidewalks, street trees and street furnishings located between and adjacent to
buildings further enhance the pedestrian- and transit-oriented development.
On-site improvements include multiple-access points, clear pedestrian paths, and internal
walkways. Public improvements include a complete public sidewalk network, public plazas,
mid-block crossings, clearly marked cross-walks, dedicated bike lanes, and improvement of the
THPRD “combined trail and sidewalk.” Pavement markings, striping, and signage where
pedestrian pathways, including the THPRD “combined trail and sidewalk,” intersect vehicular
drive aisles and access ramps to limit conflict. Impact to the pedestrian and bicycle right-ofway is minimized with clearly marked vehicular access to surface and underground parking
areas.
Vehicle access ramps to the underground residential parking area are located on SW Wilshire
and the internal surface parking area between Buildings 1 and 2. Vehicular access to the onsite surface parking area is provided on SW Park Way and SW Wilshire via the central accessway.
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is proposed to have a distinct paving pattern to differentiate
between the standard drive aisles. Addition to the central accessway, three clearly marked
pedestrian paths transect the surface parking area at evenly spaced intervals.
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:
All proposed buildings front public rights-of-way with main entrances providing
direct access to the public sidewalk system. Secondary entrances, located in the rear of the
buildings, provide direct access to interior walkways that provide connections between
buildings and to the surface parking area. The pedestrian circulation plan, Sheet 6 in Exhibit C,
illustrates the applicant’s proposed public infrastructure improvements that will increase
connectivity from the site to the adjacent public right-of-way that include: a complete public
sidewalk network, mid-block crossings, and clearly marked cross-walks. On-site improvements
include internal walkways that connect buildings, and clear pedestrian paths that provide safe
and efficient access. Multiple access points and internal walkways provide safe, comfortable
and convenient pedestrian access from the surrounding public sidewalk network, through the
development, to the TriMet bus stop located on-site and the Sunset Transit Center located less
than a ¼ away.
Vehicular access to the surface parking area is provided on SW Park Way and SW Wilshire via
the central accessway. Vehicle access ramps to the underground residential parking area are
located on SW Wilshire and the internal surface parking area between Buildings 1 and 2.
Pavement markings, striping, and signage are provided where pedestrian pathways and the
THPRD “combined trail and sidewalk” intersect vehicular drive aisles and access ramps to limit
conflict.
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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 development was designed in accordance with local Fire Code, incorporating
recommendations by the Tualatin Valley Fire and Rescue (TVFR) Fire Marshal to address the
District’s access and fire suppression concerns. The proposed development will have adequate
fire protection as per city codes and standards. As illustrated on the vehicular circulation plan,
Sheets 5 in Exhibit C., the site is accessible from the public right-of-way, SW Park Way to the
north and SW Wilshire Avenue to the south via the central accessway. The layout of the
proposed development provides proper spacing, building access, and turning radii as per the
standards of Tualatin Valley Fire & Rescue (TVFR). Exhibit O of this submittal includes a Fire
Service Plan reviewed and approved by TVFR’s Deputy Fire Marshal that shows the proposed
fire lanes and turning radii emergency service vehicles.
I.

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.

Response:
The site abuts SW Park Way on the north, SW Marlow Avenue on the west, SW
Wilshire Street on the south, and OR Highway 217 Frontage Road on the east. Primary entrances
are oriented towards the public rights-of-way. Secondary entrances, located in the rear of the
buildings, provide direct access to interior walkways that provide connections between
buildings and to the surface parking area. The applicant is proposing to transect the interior
surface parking area with a central accessway. The central accessway is designed with
sidewalks and bulb-outs for pedestrian crossings. Pavement markings, striping, and signage are
provided where pedestrian pathways and the THPRD “combined trail and sidewalk” intersect
vehicular drive aisles and access ramps to limit conflict.
Lighting of the proposed development is designed to improve safety and prevent crime and
accidents throughout the site. The interior surface parking area and walkways from the parking
to the buildings are well lit with pole top arm mounted H.I.D. site luminaires located in the
landscape islands and pedestrian pole lights located along the internal walkways. Public
pedestrian plazas, including the play area, are lit with up-lights, wall lights, and building wall
mounted H.I.D. luminaires. Pedestrian pole lights located along the rights-of-way adjacent to
the development increase pedestrian safety and comfort on public sidewalks and the THPRD
“combined trail and sidewalk”. Fiber optic lights illuminate stairs and handrails.
J. Grading and contouring of the development site is designed to accommodate the
proposed use and to mitigate adverse effect(s) on neighboring properties, public
right-of-way, surface drainage, water storage facilities, and the public storm
drainage system.

Response:
Sheet 8 in Exhibit C of this application includes a grading plan that illustrates
drainage patterns and locations of proposed stormwater quality and detention facilities.
Stormwater on Tax Lot 02700 located on the northwest corner of the block is currently not
being detained. Collection from existing catch basin located in the southeast corner of Tax Lot
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2700 will be tied into the stormwater facilities proposed to serve the mixed-use development.
Erosion control measures will be used to prevent adverse consequences of the grading process
to protect nearby properties, public right-of-way, surface drainage, water storage facilities,
and the public storm drainage system.
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.

Response: The applicant’s proposal complies with all ADA standards and facilitates pedestrian
travel efficiently. Sidewalks with a minimum ten (10) foot wide unobstructed path will be
located adjacent to SW Wilshire Street, SW Marlow Ave., and SW Park Way. The proposal
provides corner ramps at all intersections and uses ADA-compliant slopes and clearances.
Additionally, fifteen (15) ADA parking spaces are provided throughout the development in areas
that are within a close vicinity of the proposed buildings as shown on the parking plan, Sheet
10 in Exhibit C. The vehicular and pedestrian circulation plans, and parking and loading,
delivery, garbage and recycling enclosure plans show safe and efficient vehicular and
pedestrian circulation patterns are provided within the development and an adequate number
of ADA parking spaces are provided, see Sheets 5, 6, 10 and 11 of Exhibit C.
L. The application includes all required submittal materials as specified in Section
50.25.1. of the Development Code. [ORD 4265; October 2003]

Response:
required.

All materials specified in Section 50.25.1 will be submitted to the city as

2. Public Transportation Facility Improvements or Modifications, including Street
Vacations.
A. The transportation facility, as proposed or modified, conforms to the
Transportation System Plan.

Response:
The site, located within the SC-MU zoning district, abuts SW Park Way on the
north, SW Marlow Avenue on the west, SW Wilshire Street on the south, and OR Highway 217
Frontage Road on the east. Improvements to the abutting rights-of-way will be designed in
accordance to standards of this code and the Engineering Design Manual. The vehicular,
pedestrian, and bicycle circulation plans, Sheets 5, 6, and 7 in Exhibit C, illustrate the
applicant’s proposed public infrastructure improvements that will increase connectivity from
the site to the adjacent public right-of-way that include: a complete public sidewalk network
with wide sidewalks, clearly marked cross-walks and pedestrian routes, dedicated bicycle
lanes, mid-block crossings, and right-size SW Park Way. The functional classifications of the
rights-of-way, defined by the Transportation System Plan, will not be changed.
B. There are safe and efficient vehicular and pedestrian circulation patterns within
the project boundaries.

Response:
As shown on the vehicular and pedestrian circulation plans, Sheets 5 and 6 in
Exhibit C, the proposed mixed-use development abuts SW Park Way on the north, SW Marlow
Avenue on the west, SW Wilshire Street on the south, and OR Highway 217 Frontage Road on
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the east. All proposed buildings front public rights-of-way with primary building entrances that
provide direct access to the public sidewalk system. Proposed public infrastructure
improvements designed to increase pedestrian connectivity from the site to the adjacent public
right-of-way include: a complete public sidewalk network, clearly marked cross-walks, rightsize SW Park Way, and mid-block crossings on SW Wilshire Street and on SW Park Way. Sidewalks
with a minimum ten (10) foot wide unobstructed path will be located adjacent to SW Wilshire
Street, SW Marlow Ave., and SW Park Way. Multiple access points and internal walkways provide
safe, comfortable and convenient pedestrian access from the surrounding public sidewalk
network, through the development.
The applicant is proposing to transect the interior surface parking area with a central
accessway. The central accessway is proposed to have a distinct paving pattern to differentiate
between the standard drive aisles. Addition to the central accessway, three clearly marked
pedestrian paths transect the surface parking area at evenly spaced intervals.
Vehicular access to the surface parking area is provided on SW Park Way and SW Wilshire via
the central accessway. Vehicle access ramps to the underground residential parking area are
located on SW Wilshire and the internal surface parking area between Buildings 1 and 2.
Pavement markings, striping, and signage are provided where pedestrian pathways and the
THPRD “combined trail and sidewalk” intersect vehicular drive aisles and access ramps to limit
conflict.
This application includes vehicular and pedestrian circulation plans, parking and loading,
delivery, garbage and recycling enclosure plans that illustrate safe and efficient vehicular and
pedestrian circulation patterns are provided within the development, see Sheets 5, 6, 10 and
11 in Exhibit C.
C. The proposed development is consistent with all applicable provisions of Chapter
60 (Special Requirements) and all improvements, dedications, or both required
by the applicable provisions of Chapter 60 (Special Requirements) are in place.

Response:
The applicant’s proposal complies with the standards of Chapter 60, which have
been addressed in this report.
D. Adequate means are provided or proposed to be provided in a satisfactory
manner, to ensure continued periodic maintenance and replacement of the
following, as applicable: drainage facilities, roads and other improved rights-ofway, structures, recreation facilities, landscaping, fill and excavation areas,
screening and fencing, ground cover, garbage and recycling storage areas and
other facilities.

Response:
A management company will serve the proposed development providing the
maintenance and improvements that are not subject to maintenance by the city or other local
agencies, including but not limited to: private stormwater facilities, the private road/ central
accessway and parking areas, recreation facilities, landscaping, garbage and recycling storage
areas, and buildings.
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E. The proposed transportation facility connects to the surrounding circulation
systems in a safe, efficient, and direct manner.

Response:
The existing street configuration is not changing under this proposal. The internal
streets and accessways of the site will connect in a safe and rectilinear fashion to the existing
streets (Park, Wilshire, Marlow).
F. The proposed transportation facility or modification thereof will provide
adequate fire equipment facility access and turnaround area, as well as adequate
street lighting for crime and accident prevention as well as protection from
hazardous conditions due to inadequate, substandard or ill-designed
development

Response:
As mentioned previously in this report, the existing street configuration is not
changing under this proposal. Public improvements proposed with the development includes
wide sidewalks, bike lanes, and street parking. A Service Provider Letter provided from TVF&R
states that proposed development provides adequately access for fire equipment (See Exhibit
O). The illumination plan in Exhibit I illustrates how lighting of the proposed mixed-use
development is designed to improve safety and prevent crime and accidents throughout the
site.
G. Grading and contouring are the minimum necessary to accommodate the
proposed transportation facility, while mitigating adverse effect(s) on
neighboring properties, public right-of-way, surface drainage, water storage
facilities, and the public storm drainage system.

Response:
Erosion control measures will be used to prevent adverse consequences of the
grading process to protect nearby properties, public right-of-way, surface drainage, water
storage facilities, and the public storm drainage system.
H. Access and facilities for physically handicapped people are maintained and/or
incorporated into the subject transportation facility, with particular attention to
providing continuous, uninterrupted access routes.

Response:
The applicant’s proposal complies with all ADA standards and facilitates
pedestrian travel efficiently. Sidewalks with a minimum ten (10) foot wide unobstructed path
will be located adjacent to SW Wilshire Street, SW Marlow Ave., and SW Park Way. The proposal
provides corner ramps at all intersections and uses ADA-compliant slopes and clearances. The
proposal provides fifteen (15) ADA parking spaces located in close vicinity of the proposed
buildings as shown on the parking plan, Sheet 10 in Exhibit C. Parking and loading, delivery,
garbage and recycling enclosure plans show safe and efficient vehicular and pedestrian
circulation patterns are provided within the development and an adequate number of ADA
parking spaces are provided, see Sheets 10 and 11 in Exhibit C.
I.

The application includes all required submittal materials as specified in Section
50.25.1. of the Development Code.

Response:
The applicant will provide the necessary documents for the reviewing body to
deem this application complete.
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40.20

DESIGN REVIEW

40.20.10.

Applicability.
1. The scope of Design Review shall be limited to the exterior of buildings, structures,
and other development and to the site on which the buildings, structures, and other
development are located. [ORD 4584; June 2012]
2. Considering the thresholds for the Design Review Compliance Letter, Design Review
Two, or Design Review Three applications and unless exempted by Section
40.20.10.3. (Design Review) approval shall be required for the following: [ORD 4584;
June 2012]
C. All uses listed as Permitted and Conditional Uses in all Commercial, Industrial,
and Multiple Use zoning districts.
D. Site Grading

Response:
The Applicant’s proposal of a mixed-use development is identified as a permitted
use within the Station Community-Multiple Use (SC-MU) land use district subject to design
review and includes site grading; therefore, meeting the threshold for design review.
4. Design review approval through one of the procedures noted in Section 40.20.15.
will be required for all new development where applicable. The applicable design
standards or guidelines will serve as approval criteria depending on the procedure.
Existing developments, and proposed additions, demolitions and redevelopments
associated with them, will be treated according to the following principles:
C. Proposed redevelopment of existing structures and project site area is subject to
all applicable design standards or guidelines to the extent where redevelopment
of existing building or site area is proposed. Only that portion of existing building
or site area that is proposed for redevelopment is subject to design review
standards or guidelines as determined applicable. [ORD 4531; April 2010]

Response:
The applicant is proposing redevelopment of Cedar Hills Shopping Center. The
applicant proposes a mixed-use development consisting of six (6) new buildings. Five (5) of the
buildings will be mixed-use with commercial space at the street level and five (5) floors of
residential above. One (1) building will be entirely attached residential. The proposed mixeduse development provides 509 multi-family residential units and 56,388 sq. ft. of commercial
space served by 337 spaces located in the underground parking area and 239 spaces located in
the on-site surface parking area for a total of 576 spaces.
5. Design Review approval is required for all applicable new and existing developments.
The City recognizes, however, that meeting minimum Floor Area Ratio (FAR) in an
early stage of a multi-staged development on a large site may be difficult. The City
also recognizes that creating high quality pedestrian environments along public
streets is a priority. In recognition of these and other issues, the following options
are available.

Response:
The mixed-use buildings (Buildings 1, 2, 3, 4, and 6) of the development are
governed by floor area ratio (FAR) standards of Table 20.20.15. The proposed mixed-use
buildings comply with the maximum floor area ratio of 2.0 allowed within the SC-MU zone for
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development located within 1,320 feet from light rail transit station platform in accordance
with the concurrent Text Amendment Application.
A. Projects may use a Design Review Build-out Concept Plan (DRBCP), approved
through a Type 3 process, to develop a site by demonstrating conceptually full
compliance at build-out with the design review standards and/or guidelines
established in Section 60.05. Such projects shall demonstrate in a DRBCP how
future development of the site, to the minimum applicable floor area ratio (FAR),
while meeting the development standards contained in Chapter 20 of the
Beaverton Development Code and to the minimum applicable design standards
contained in Section 60.05. or greater can be achieved at ultimate build out of
the DRBCP. A DRBCP shall:
1. Include a plan and narrative intended to address feasibility of constructing
future phases, consistent with applicable development standards of the
Development Code within the total site area where the project is proposed,
and may include abutting properties if under same ownership;
2. Not relay on the removal of a structure in an early phase in order to
demonstrate compliance in later phases.
3. Compliance with any applicable Design Standards and/or Guidelines shall not
be deferred to future phases of a DRBCP.

Response: The applicant is not requesting a DRBCP.
B. When a development site abuts two (2) or more Arterial Streets that are also
designated Major Pedestrian Routes, application of the applicable design
standards may be moved from along the Arterial Streets. This alternative is to
provide parking lot drive aisles developed as internal private streets, and to
locate buildings along the internal private streets, subject to the following:

Response: The applicant’s proposal does not abut any arterial streets; therefore, this
standard is not applicable.
40.20.15.

Application.

There are three (3) Design Review applications which are as follows: Design Review Compliance
Letter, design Review Two, and Design Review Three.
3. Design Review Three.
A. Threshold. An application for Design Review Three shall be required when an
application is subject to applicable design guidelines and one or more of the
following thresholds describe the proposal:
1. New construction of more than 50,000 gross square feet of non-residential
floor area where the development does not abut any Residential zoning
district. [ORD 4397; August 2006] [ORD 4410; December 2006] [ORD 4462;
January 2008] [ORD 4584; June 2012]
2. New construction or addition of more than 30,000 gross square feet of nonresidential floor area where the development abuts or is located within any
Residential zoning district. [ORD 4410; December 2006] [ORD 4462; January
2008] [ORD 4584; June 2012]
3. Building additions in Residential, Commercial, or Multiple Use zones more
than 30,000 gross square feet of floor area. [ORD 4531; April 2010]
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4. Building additions in industrial zones more than 30,000 gross square feet.
[ORD 4531; April 2010]
5. Projects proposed utilizing the options described in Section 40.20.10.5.
6. New parks in Residential zoning districts.
7. A project meeting the Design Review Compliance Letter thresholds which
does not meet an applicable design standard(s).
8. A project meeting the Design Review Two thresholds which does not meet an
applicable design standard.

Response:
The proposed mixed-use development will have a total of 56,388 square feet of
commercial area and is not located adjacent to property zoned residential, therefore meeting
the requirements of Threshold 1.
B. Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code,
shall apply to an application for Design Review Three. The decision-making
authority is the Planning Commission. [ORD 4532; April 2010]

Response:
This application is submitted under the Design Review Three process for the
reasons described above.
C. Approval Criteria. [ORD 4365; October 2005] In order to approve a Design Review
Three 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 Design Review Three
application.

Response:

The proposal satisfied Threshold 1 for a Design Review Three application.
2. All City application fees related to the application under consideration by the
decision-making authority have been submitted.

Response:
All fees that are required for the applications corresponding with this project
are submitted with this report. Copies of the fees can be found in Exhibit A.
3. For proposals meeting Design Review Three application thresholds numbers 1
through 6, the proposal is consistent with all applicable provisions of Sections
60.05.35 through 60.05.50 (Design Guidelines).

Response:
The proposal meets Threshold 1 for a Design Review Three application and is
consistent with all applicable Design Guidelines as addressed in the previous section of this
statement.
4. For additions to or modifications of existing development, the proposal is
consistent with all applicable provisions of Sections 60.05.35 through 60.05.50
(Design Guidelines) or can demonstrate that the additions or modifications are
moving towards compliance with specific Design Guidelines if any of the
following conditions exist:
a. A physical obstacle such as topography or natural feature exists and
prevents the full implementation of the applicable guideline; or
b. The location of existing structural improvements prevent the full
implementation of the applicable guideline; or
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c. The location of the existing structure to be modified is more than 300 feet
from a public street

Response:
This proposal is not an addition or modification to an existing development;
therefore, these criteria are not applicable.
5. For DRBCP proposals which involve the phasing of required floor area, the
proposed project shall demonstrate how future development of the site, to the
minimum development standards established in the Development Code or
greater, can be realistically achieved at ultimate build out of the DRBCP. [ORD
4584; June 2012]

Response:
The applicant is not proposing a DRBCP phasing plan; therefore, this criterion
does not apply.
6. For proposals meeting Design Review Three application Threshold numbers 7
or 8, where the applicant has decided to address a combination of standards
and guidelines, the proposal is consistent with all applicable provisions of
Sections 60.05.15 through 60.05.30 (Design Standards) except for the Design
Standard(s) where the proposal is instead subject to the applicable
corresponding Design Guideline(s). [ORD 4531; April 2010]

Response:
The proposal meets does not meet Threshold 7 or 8; therefore, this criterion
does not apply.
7. For proposals meeting Design Review Three application Threshold numbers 7
or 8, where the applicant has decided to address Design Guidelines only, the
proposal is consistent with the applicable provisions of Sections 60.05.35
through 60.05.50 (Design Guidelines). [ORD 4531; April 2010]

Response:
The proposal meets does not meet Threshold 7 or 8; therefore, 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:
Applications and documents that require further approval from the City will be
submitted in the proper sequence.
D. Submission Requirements. An application for a Design Review Three 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 Design Review
Three 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:
The Design Review application is submitted to the Director by an authorized
agent of the owner of the subject property. The application is accompanied by the information
in the application form checklist, by Section 50.25, and by information identified in the PreApplication Conference.
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E. Conditions of Approval. The decision-making authority may impose conditions on
the approval of a Design Review Three application to ensure compliance with the
approval criteria.

Response:
The applicant understands the decision-making authority may imposed
conditions of approval for the Design Review Three application.
40.45

LAND DIVISION AND RECONFIGURATION

The purpose of the Land Division applications is to establish regulations, procedures, and standards
for the division or reconfiguration of the boundaries of land within the City of Beaverton. This
Section is carried out by the approval criteria listed herein.
40.45.10

Applicability.

The provisions of this section apply to all subdivisions, partitions, developments involving the
dedications of public right-of-way, and the reconfiguration of existing property lines. Code
requirements for the vacation of public rights-of-way are in Section 40.75 (street Vacations).

Response:
The applicant is requesting approval of a Preliminary Partition application to
create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900.
40.45.15

Application

There are nine (9) types of applications under this Section, as follows: Property Line Adjustment;
Replat One; Replat Two; Preliminary Partition; Preliminary Subdivision; Preliminary Fee Ownership
Partition; Preliminary Fee Ownership Subdivision; Final Land Division; and Expedited Land Division.
[ORD 4584; June 2012]
40.45.15.4 Preliminary Partition.
A. Threshold. An application for Preliminary Partition shall be required when the
following threshold applies:
1. The creation of up to and including three (3) new parcels from at least (1) lot
of record (parent parcel) in one (1) calendar year. [ORD 4487; August
2008][ORD 4584; June 2012]

Response:
The applicant is requesting approval of a Preliminary Partition application to
create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900, meeting
Threshold 1. Only one Preliminary Partition is being requested at this time.
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this
Code, shall apply to an application for Preliminary Partition. The decision-making
authority is the Director.

Response:
The applicant is requesting approval of a Preliminary Partition application to
create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900 subject to Type
2 procedure.
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C. Approval Criteria. In order to approve a Preliminary Partition application, the
decision-making authority shall make findings based on evidence provided by the
applicant demonstrating that all the following criteria are satisfied:
1. The application satisfies the threshold requirements for a Preliminary
Partition. If the parent parcel is subject to a pending Legal Lot Determination
under Section 40.47., further division of the parent parcel shall not proceed
until all of the provisions of Section 40.47.15.1.C. have been met. [ORD 4584;
June 2012]

Response:
The applicant is requesting approval of a Preliminary Partition application to
create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900, meeting the
threshold requirement of 40.45.15.4.A.1.
2. All City application fees related to the application under consideration by the
decision-making authority have been submitted.

Response:

All applicable fees are submitted at the same time as this application.
3. The proposed partition does not conflict with any existing City approval,
except the City may modify prior approvals through the partition process to
comply with current Code standards and requirements.

Response:
The proposed Preliminary Partition application does not conflict with any City
existing approvals.
4. Oversized parcels (oversized lots) resulting from the Partition shall have a
size and shape that facilities the future potential partitioning or subdividing
of such oversized lots in accordance with the requirements of the
Development code. In addition, streets, driveways, and utilities shall be
sufficient to serve the proposed partition and future potential development
on oversized lots. Easements and right-of-way shall either exist or be
proposed to be created such that future partitioning or subdividing is not
precluded or hindered, for either the oversized lot or any affected adjacent
lot. [ORD 4584; June 2012]

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The applicant is requesting approval of a Preliminary Partition application
to create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900. According
to the Site Development Standards of 20.20.15(A) the subject property does not have a
minimum or maximum parcel area; therefore, oversized parcels will not be created. Parking,
utilities, and stormwater treatment facilities located in Tract A will serve both Parcel 1 and 2
and an access and maintenance easement will be placed over Tract A to benefit both parcels.
5. Applications that apply the lot area averaging standards of Section
20.05.15.D. shall demonstrate that the resulting land division facilitates the
following: [ORD 4584; June 2012]

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district; therefore, lot area averaging standards are not applicable to this
Preliminary Partition application.
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6. Applications that apply the lot area averaging standards of Section
20.05.15.D. do not require further Adjustment or Variance approval for the
Land Division. [ORD 4584; June 2010]

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district; therefore, lot area averaging standards are not applicable to this
Preliminary Partition application.
7. The proposal does not create a parcel which will have more than one (1)
zoning designation.

Response:
The applicant’s proposal is located in the SC-MU (Station Community Multiple
Use) land use district. The applicant is requesting approval of a Preliminary Partition application
to create two (2) parcels and one (1) tract from Tax lots 1S102CC02800 and 02900. Both parcels
and Tract A will be zoned SC-MU.
8. Applications and documents related to the request requiring further City
approval shall be submitted to the City in the proper sequence. [ORD 4487;
August 2008]

Response:
The applicant is proposing a Design Review Three, a Parking Determination for
Shared Parking, and this Land Division Application for a Preliminary Partition. These
applications are addressed in this report and will be provided and processed through the proper
sequences.
D. Submission Requirements. An application for a Preliminary Partition 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. Provided,
however, where the application is made in conjunction with a Legal Lot
Determination under Section 40.47., the City may consider the application even
if fewer than all the owners of the existing legal lot or parcel have applied for
the approval. The application shall be accompanied by the information required
by the application form and by the information required by Section 50.25.
(Application Completeness), and any other information identified through a PreApplication Conference. [ORD 4487; August 2008]

Response:
The applicant, who is representing the property owner, will apply and file the
Land Division Application for a Preliminary Partition with the Planning Director. All forms are
completed and have been signed by the authorized signees for these tax lots (See Exhibit A).
E.

Conditions of Approval. The decision-making authority may impose conditions on
the approval of a Preliminary Partition application to ensure compliance with the
approval criteria.

Response:
The applicant understands that the decision-making authority may impose
conditions of approval for the Land Division Application for a Preliminary Partition. The
applicant will respond to any given conditions and will resubmit to accommodate necessary
changes.
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40.55

PARKING DETERMINATION

40.55.05

Purpose.

40.55.10

Applicability.

A Parking Determination may be requested in writing to establish a required off-street parking ratio
or specific number of off-street parking spaces for a use or uses not specifically listed in Section
60.30. (Off-Street Parking) of this Code, to share required parking spaces, or to determine the
existence of excess required parking. [ORD 4365; October 2005] [ORD 4584; June 2012]
40.55.15

Application.

There are three (3) Parking Determination applications which are as follows: Parking Requirement
Determination, Shared Parking, and Use of Excess Parking.
1. Shared Parking.
A. Threshold. An application for Shared Parking shall be required when one or more of
the following thresholds apply:
1. The required off-street parking for two or more uses will share required parking
spaces.
2. All or a portion of the required parking will be provided at an off-site location.
[ORD 4397; August 2006]

Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development where parking will be shared by two separate uses,
residential and commercial, meeting Threshold 1 for shared Parking. All required parking to
serve the development will be provided on-site.
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code,
shall apply to an application for Shared Parking. The decision-making authority is the
Director.

Response:
The applicant understands that a Parking Determination is subject to Type 2
procedures and adheres to standards described in Section 50.40.
C. Approval Criteria. In order to approve a Shared Parking application, the decisionmaking 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 Shared Parking
application.

Response:
The applicant’s request for a Parking Determination for Shared Parking satisfies
Threshold 1.
2. All City application fees related to the application under consideration by the
decision-making authority have been submitted.

Response:

All applicable fees will be submitted at the same time as this application.
3. The shared off-street parking is located on any property within 500 feet of the
property upon which the use requiring the parking is located, except in Multiple
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Use zoning districts where the location may be at any distance. [ORD 4706; May
2017]

Response:
The proposed parking for the subject site is located on-site, either on the
surface parking lot or the underground parking garage located below the buildings.
4. The locations of shared parking and the site containing the use shall be connected
by a hard surface pedestrian pathway. [ORD 4706; May 2017]

Response:
The proposed parking for the subject site is located on-site, either on the surface
parking lot or the underground parking garage below the site. Hard surface pedestrian pathways
connect the parking areas to the proposed mixed-use buildings. In addition, elevators will
connect underground parking areas to the buildings above.
5. If the location of the shared parking and the site containing the use are separated
by a street of collector or higher designation, the two locations shall each be
within 300 feet of a controlled pedestrian crossing, such as a traffic light, stopcontrolled intersection or marked pedestrian crossing such as a striped
intersection or pedestrian-activated signal. [ORD 4706; May 2017]

Response:
The parking areas are located on the same site as the mixed-use buildings they
serve; therefore, this standard does not apply.
6. If multiple properties are involved, the owners of the properties have each
agreed to the shared parking by entering into a shared parking agreement. [ORD
4584; June 2012]

Response:
The owners of the properties involved have signed the application for the Parking
Determination and are willing to enter a shared parking agreement.
7. The time of peak parking demand for the various uses located on the subject
properties occur at different times of the day.

Response:
A Shared Parking memorandum prepared by Kittelson & Associates is provided
in Exhibit H. As noted in the memo, detailed analysis of shared parking is provided when the
highest parking demand for use of the retail and residential areas occur simultaneously. Parking
is assessed utilizing the total square footage of retail space and number of dwelling units
available. Information regarding time-of-day parking demand for each use was garnered from
the Parking Generation Manual (5th Edition, Institute of Transportation Engineers).
As stated in the memo, “the hourly parking profile for the apartments is based on the General
Urban/Suburban context within the Parking Generation Manual for multifamily housing (ITE
Land Use 220, which includes apartments, townhouses and condominiums)” and “hourly
parking profile for the retail uses is based on the Non-December context for “Shopping Center”
uses within the Parking Generation Manual (ITE Land Use 820). At this point, the specific
tenants for the retail uses are unknown so a generalized retail categorization is appropriate.
The Shopping Center land use type is based on data collected at “neighborhood, community,
town center and regional shopping centers” and accounts both retail uses and other “nonmerchandising facilities” such as offices, restaurants, post offices, health and recreational
Cedar Hills – Design Review III Application
July 24, 2019 (Rev. 10/11/19)

Pacific Community Design, Inc.
Page 101

facilities, etc. Given the variety of uses accounted for, this land use type is a reasonable
estimation for the future needs of the Cedar Hills Center. Further, the Non-December context
was used because a large-scale shopping center that could attract holiday shoppers is not
proposed” (Kittelson, 2019, p. 3).
Exhibit 1 in the memo illustrates the percentage of peak parking demand by time of day for
each use on a weekday (see Exhibit 1 below).

As illustrated above and stated in the memo, “if only residential uses were proposed, the
overnight time period would be used to reflect needed parking supply whereas if only retail
were proposed the mid-day information would be used to reflect parking supply. When
combining the two uses, the evening hours (i.e., 6 PM – 9 PM) may represent the time in which
the highest demand of the two uses occurs simultaneously” (Kittelson, 2019, p. 4).
8. Adequate parking will be available at all times when the various uses are in
operation.

Response:
A Shared Parking memorandum prepared by Kittelson & Associates is provided
in Exhibit H. The memo provides analysis of the shared parking needs associated with the
proposed development per ITE Shared Parking Analysis. The memo presents the shared use
parking calculations, based on the BDC (Beaverton Development Code) parking ratio
requirements and the weekday hourly profile, see Exhibit 2 below:
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Kittelson & Associates has determined the supply of vehicle parking spaces exceeds the amount
needed per ITE Shared Parking Analysis. Table 1 of the memo, see below, presents a shared
parking analysis for weekday peak parking demand, occurring at 9 PM, accounting for both
residential and retail uses. The analysis concludes weekday conditions require a shared-use
parking supply of 509 spaces; therefore, the 576 vehicle parking spaces the development
provides, exceeds the shared-use parking requirement by 67 spaces.

The shared parking memorandum recognizes that “only residents will have access to the 337
below grade parking spaces within the garage. The retail users and the apartment residents
will share the remaining 239 spaces within the surface parking area.” The memo explains how
“the highest retail parking demand occurs during the mid-day on both the weekday and on the
weekend. At this time, the retail demand is estimated to be 169 spaces. As shown in Exhibit
2, when the retail is at its peak on the weekday, the residential demand is estimated to be
183 spaces, leaving ample parking opportunities for retail parkers. Further, when both uses
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combine for the shared peak parking time at 9PM, the retail demand is only 71 spaces whereas
the residential parking is estimated to be 438 spaces. At this time, residential users are
anticipated to park in the garage as well as the surface parking area but yet still leaving ample
space for retail users.” Exhibit 4 in the memo illustrates that “when the retail is at its peak on
the weekend, the residential demand is estimated to be 336 spaces, leaving ample parking
opportunities for retail parkers. Further when both uses combine for the shared peak parking
time at 7PM, the retail demand is 117 spaces whereas the residential parking is estimated to
be 412 spaces. At this time, residential users are anticipated to park in the garage as well as
the surface parking area but yet still leaving ample spaces for retail users.” (Kittelson, 2019,
p.7)
Kittelson & Associates concludes the shared parking is appropriate for the proposed use of the
development.
9. The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both 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 proposal.

Response:
The applicant’s proposal complies with the standards of Chapter 60, which have
been addressed in this statement.
10. There are safe and efficient vehicular and pedestrian circulation patterns within
the boundaries of the site.

Response:
The proposed development will provide safe and efficient vehicular and
pedestrian circulation. The vehicular and pedestrian circulation plans, Sheets 5 and 6 in Exhibit
C, show that the site utilizes wide sidewalks intended to create a safe pedestrian environment
that is separated from the streets and parking areas by raised curbs. The applicant is proposing
to transect the interior surface parking area with a central accessway. The central accessway
is proposed to have a distinct paving pattern to differentiate between the standard drive aisles.
In addition to the central accessway, three clearly marked pedestrian paths transect the surface
parking area at evenly spaced intervals. Pedestrian rights-of-way are clearly marked at
crossings of vehicular access to surface and underground parking areas.
11. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.

Response:
The applicant will provide the necessary documents for the reviewing body to
deem this application complete.
12. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.

Response:
The applicant is proposing a Design Review Three, Parking Determination for
Shared Parking, and a Land Division Application for Preliminary Partition. These applications
are addressed in this report and will be provided and processed through the proper sequences.
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D. Submission Requirements. An application for a Shared Parking shall be made by the
owners of the subject properties, or the owner’s authorized agents, on a form
provided by the Director and shall be filed with the Director. The Shared Parking
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:
The applicant, who is representing the property owner, has applied and filed the
parking determination with the Planning Director with all required information per the
submission requirements.
E. Conditions of Approval. The decision-making authority may impose conditions on the
approval of a Shared Parking application to ensure compliance with the approval
criteria.

Response:
The applicant understands that the decision-making authority may impose
conditions of approval for the parking determination. The applicant will respond to any given
conditions and will resubmit to accommodate necessary changes.

X. CONCLUSION
This narrative and the attached exhibits demonstrate compliance with the applicable provisions
of the City of Beaverton Development Code. Therefore, the Applicant respectfully requests
approval of the Design Review Three, Parking Determination for Shared Parking, Land Division
Application for Preliminary Partition, and Text Amendment.
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Received
Planning Division
10/16/19

MEMORANDUM
DATE:

October 16, 2019

TO:

Lauren Russell, AICP Associate Planner City of Beaverton Community Development

FROM:

Stacy Connery, AICP, Pacific Community Design

RE:

Cedar Hills – Parking Determination Application PD2019-0002

Subsequent to the submittal of the Design Review and Parking Determination applications for
the redevelopment of Cedar Hills (DR2019-0110 and PD2019-0002), the applicant has revised
the site plans to provide the required number of vehicle parking spaces per City of Beaverton’s
Development Code (BDC) Section 60.30 Off-Street Parking.
This supplemental memorandum is provided to update the Parking Determination for Shared
Parking to establish that parking provided in the underground and on-site surface parking areas
will be shared by the owners of Parcel 1 and Parcel 2. The applicable BDC criteria are addressed
below:
40.55

PARKING DETERMINATION

40.55.05

Purpose.

A Parking Determination may be requested in writing to establish a required off-street parking ratio
or specific number of off-street parking spaces for a use or uses not specifically listed in Section
60.30. (Off-Street Parking) of this Code, to share required parking spaces, or to determine the
existence of excess required parking. [ORD 4365; October 2005] [ORD 4584; June 2012]

Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development where the underground and on-site surface parking areas will
be shared by the owners of Parcel 1 and Parcel 2.
40.55.10

Applicability.

A Parking Determination may be requested in writing to establish a required off-street parking ratio
or specific number of off-street parking spaces for a use or uses not specifically listed in Section
60.30. (Off-Street Parking) of this Code, to share required parking spaces, or to determine the
existence of excess required parking. [ORD 4365; October 2005] [ORD 4584; June 2012]
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Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development where the owners of Parcel 1 and Parcel 2 will share the
underground and on-site surface parking areas.
40.55.15

Application.

There are three (3) Parking Determination applications which are as follows: Parking Requirement
Determination, Shared Parking, and Use of Excess Parking.
2. Shared Parking.
A. Threshold. An application for Shared Parking shall be required when one or more of
the following thresholds apply:
1. The required off-street parking for two or more uses will share required parking
spaces.
2. All or a portion of the required parking will be provided at an off-site location.
[ORD 4397; August 2006]

Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development where the owners of Parcel 1 and Parcel 2 will share the
underground and on-site surface parking areas, meeting Threshold 2 for Shared Parking.
B. Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code,
shall apply to an application for Shared Parking. The decision-making authority is the
Director.

Response:
The applicant understands that a Parking Determination is subject to Type 2
procedures and adheres to standards described in Section 50.40.
C. Approval Criteria. In order to approve a Shared Parking application, the decisionmaking 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 Shared Parking
application.

Response:
The applicant’s request for a Parking Determination for Shared Parking satisfies
Threshold 2.
2. All City application fees related to the application under consideration by the
decision-making authority have been submitted.

Response:

All applicable fees have been submitted to the City.
3. The shared off-street parking is located on any property within 500 feet of the
property upon which the use requiring the parking is located, except in Multiple
Use zoning districts where the location may be at any distance. [ORD 4706; May
2017]
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Response:
The applicant is requesting a Parking Determination for Shared Parking for the
proposed mixed-use development where the owners of Parcels 1 and 2 share the underground
and on-site surface parking areas.
The on-site surface parking area located in Tract A of the Preliminary Partition Plan, as
illustrated on Sheet 14 of Exhibit C, will serve both Parcel 1 and 2. Vehicular access to the
surface parking area is provided on SW Park Way and SW Wilshire via the central accessway. A
62.5-foot wide access easement will be placed over the central accessway on Parcels 1 and 2
to allow both parcels benefit from the access.
The underground parking area located under the six buildings, as shown on the Preliminary
Parking Plan on Sheet 10 of Exhibit C, will serve residential development on both Parcels 1 and
2. Vehicle access ramps to the underground residential parking area are located on SW Wilshire
and the internal surface parking area between Buildings 1 and 2.
4. The locations of shared parking and the site containing the use shall be connected
by a hard surface pedestrian pathway. [ORD 4706; May 2017]

Response:
The on-site surface parking area located in Tract A of the Preliminary Partition
Plan, as illustrated on Sheet 14 of Exhibit C, will serve both Parcel 1 and 2. The underground
parking area located under the six buildings, as shown on the Preliminary Parking Plan on Sheet
10 of Exhibit C, will serve residential development on both Parcels 1 and 2. Secondary
entrances, located in the rear of the buildings, provide direct access to hard surface pedestrian
walkways that connect to the on-site surface parking area. Elevators and stairs located inside
each building provide hard surface paths from the underground parking area into the buildings.
5. If the location of the shared parking and the site containing the use are separated
by a street of collector or higher designation, the two locations shall each be
within 300 feet of a controlled pedestrian crossing, such as a traffic light, stopcontrolled intersection or marked pedestrian crossing such as a striped
intersection or pedestrian-activated signal. [ORD 4706; May 2017]

Response:
The on-site surface and underground parking areas are not separated from
Parcels 1 and 2 by a street; therefore, this criterion is not applicable.
6. If multiple properties are involved, the owners of the properties have each
agreed to the shared parking by entering into a shared parking agreement. [ORD
4584; June 2012]

Response:
The owners of the properties involved have signed the application for the Parking
Determination and are willing to enter a shared parking agreement.
7. The time of peak parking demand for the various uses located on the subject
properties occur at different times of the day.
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Response:
The proposed mixed-use development meets the off-street vehicle parking
space requirements per BDC Section 60.30 and the applicant is not requesting to demonstrate
that parking provided will serve various uses; therefore, this criterion does not apply.
8. Adequate parking will be available at all times when the various uses are in
operation.

Response:
The proposed mixed-use development meets the off-street vehicle parking
space requirements per BDC Section 60.30 and the applicant is not requesting to demonstrate
that parking provided will serve various uses; therefore, this criterion does not apply.
9. The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both 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 proposal.

Response:
The applicant’s proposal complies with the standards of Chapter 60, which have
been addressed in the previously submitted applicant’s statement.
10. There are safe and efficient vehicular and pedestrian circulation patterns within
the boundaries of the site.

Response:
The vehicular and pedestrian circulation plans, Sheets 5 and 6 of Exhibit C,
illustrate how the proposed development provides safe and efficient vehicular and pedestrian
circulation. Vehicular access to the surface parking area is provided on SW Park Way and SW
Wilshire via the central accessway and vehicles can access the underground residential parking
area via ramps located on SW Wilshire and the internal surface parking area between Buildings
1 and 2. The central accessway is designed with a distinct paving pattern to differentiate
between the standard drive aisles. Impact to pedestrian walkways are minimized with clearly
marked pedestrian crossings at entrances to surface and underground parking areas. Secondary
entrances, located in the rear of the buildings, provide direct access to wide sidewalks designed
with trees, landscaping, street furnishings, and raised curbs provide a safe and comfortable
pedestrian environment separated from the surface parking area. In addition to the central
accessway, three clearly marked pedestrian paths transect the surface parking area at evenly
spaced intervals.
11. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.

Response:
The applicant will provide the necessary documents for the reviewing body to
deem this application complete.
12. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.
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Response:
To support the proposed redevelopment of Cedar Hills Shopping Center, the
applicant is proposing a Design Review Three, Parking Determination for Shared Parking, and a
Land Division Application for Preliminary Partition. These applications are addressed in the
previously submitted Applicant’s Statement and this memorandum and have been provided to
the City and processed through the proper sequences.
D. Submission Requirements. An application for a Shared Parking shall be made by the
owners of the subject properties, or the owner’s authorized agents, on a form
provided by the Director and shall be filed with the Director. The Shared Parking
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:
The applicant, who is representing the property owner, has applied and filed the
parking determination with the Planning Director with all required information per the
submission requirements.
E. Conditions of Approval. The decision-making authority may impose conditions on the
approval of a Shared Parking application to ensure compliance with the approval
criteria.

Response:
The applicant understands that the decision-making authority may impose
conditions of approval for the parking determination. The applicant will respond to any given
conditions and will resubmit to accommodate necessary changes.
The above information demonstrates the request complies with the applicable criteria for a
Parking Determination for Shared Parking; therefore, the applicant requests approval of the
Parking Determination application. Please let me know if you have any questions.

Thank you,
Stacy Connery, AICP
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