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Proposal:

The City of Beaverton proposes to amend the Development
Code, Zoning Map and Comprehensive Plan (including the Land
Use Map) to implement the requirements of House Bill 2001
(2019 state legislation) and related Oregon Administrative
Rules. Proposed Development Code amendments allow
additional housing variety in residential zones and make other
associated changes to several chapters in the code. Proposed
Zoning Map amendments would combine six residential zoning
districts into four zoning districts and rename those districts.
Proposed Comprehensive Plan amendments would change the
Land Use Map, which zoning districts implement residential
land use designations, and which Beaverton land use
designations and zoning districts are considered similar to
Washington County land use designations.

Proposal location:

Citywide, including changes to allowed uses in R1, R2, R4, R5,
R7, R10, NS, CS, CC, GC, RC-E, TC-MU, TC-HDR, SC-MU.
Comprehensive Plan Map changes focus on four existing
Neighborhoods land use designations (High-, Medium-,
Standard- and Low-Density Neighborhoods), which would
become High-, Medium-, and Lower-Density Neighborhoods.
Neighborhood land use designations are reserved primarily for
the city’s residential neighborhoods.
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City of Beaverton
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Recommendation:

Staff recommend the Planning Commission review the
proposal, take public testimony, deliberate on the proposal, and
make a recommendation of approval to City Council.

Contact information:
City staff representative: Rob Zoeller, Associate Planner
503-526-3730
rzoeller@BeavertonOregon.gov
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Background and Summary
The Housing Options Project is helping the city determine where and how additional
housing types will be allowed in Beaverton, including duplexes, triplexes, quadplexes,
townhomes and cottage clusters. These uses are referred to as middle housing.
Figure 1: Middle housing example photographs

The city has prepared proposed Development Code changes that would allow middle
housing in neighborhoods that now have mostly one detached house on a lot, including the
current R2, R4, R5, R7 and R10 zones.
The proposed code would replace the current R2, R4, R5, R7 and R10 zones with three new
zones, Residential Mixed A, Residential Mixed B, and Residential Mixed C, abbreviated as
RMA, RMB, and RMC. Single-detached homes and middle housing would be allowed in all
the zones. The proposed zoning map is shown in Figure 2. Beaverton’s current zoning map
can be found here: https://gis.beavertonoregon.gov/BeavertonSearch.
•

R1 would stay pretty much the same and is renamed Multi-unit Residential, or MR

•

R2 would become RMA.
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•

R4 and R5 would be merged into RMB.

•

R7 and R10 would be merged into RMC.

Figure 2: Proposed zoning district boundaries

The Housing Options Project includes proposed Comprehensive Plan changes (Exhibit 1).
The Comprehensive Plan includes the cities goals and policies that provide the future vision
and development direction for the city.
The Comprehensive Plan includes a Land Use Map that designates land use districts for all
lots in the city (Exhibit 2). Figure 3 shows the proposed land use designations for
Beaverton’s residential areas, and the legend shows which zoning districts can be applied to
properties inside each land use designation.
For each land use designation, the Comprehensive Plan identifies which zoning districts
(zoning districts determine which development rules are applicable to properties) can be
applied within that district. That is found in Chapter 3 of the Comprehensive Plan, which is
the Land Use Element.
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Figure 3: Proposed Comprehensive Plan Land Use Map for residential neighborhoods
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The proposed Comprehensive Plan changes related to land use designations and zoning
districts include:
o

Deleting the “Low Density Neighborhoods” designation. R10 is currently the
only implementing zoning district for this land use designation. Draft code
changes propose to merge R10 with R7. They become RMC. RMC is an
implementing zone for the proposed “Lower Density Neighborhoods” land use
district. (Exhibit 3)

o

Renaming “Standard Density Neighborhoods” to “Lower Density
Neighborhoods” and making the RMB and RMC zoning districts the
implementing zones for that land use designation. This means either RMB or
RMC can be applied in Lower Density Neighborhoods.

o

In Lower Density Neighborhoods, the proposed Comprehensive Plan
amendments include a policy change that would say:
“The Lower Density Neighborhood designation may be applied in
areas that are presently developed with predominately singledetached homes, have limited access to transit, and are not near a
major intersection or highway interchange. Implementing zones within
Lower Density Neighborhoods with higher minimum density may be
applied relatively closer to transit, major intersections or highway
interchanges, and implementing zones with lower minimum density
may be applied farther from those areas.”
This will help decision-makers in the future decide whether to approve
Comprehensive Plan Map and Zoning Map change requests in these areas.

o

For “Medium Density Neighborhoods,” making the implementing zoning
districts RMA and RMB. This means either RMA or RMB can be applied in
Medium Density Neighborhoods.

o

For “High Density Neighborhoods,” making the implementing zoning district
Multi-unit Residential (MR), which is nearly identical to the current R1 zoning
district.

Some of these changes are reflected in Table 1.
Table 1: Proposed Comprehensive Plan and Zoning Matrix changes
Comprehensive Plan and Zoning District Matrix
Comprehensive Plan Designation

Implementing Zoning Districts

Mixed Use Areas
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RC-E, Downtown Regional Center – East*
RC-BC. Downtown Regional Center – Beaverton Central District*
Downtown Regional Center
RC-OT, Downtown Regional Center – Old Town District*
RC-DT Downtown Regional Center – Downtown Transition
District*
RC-MU Downtown Regional Center – Mixed Use District*
Town Centers
TC-HDR, Town Center – High Density Residential District
TC-MU, Town Center – Multiple Use District
SC-E1, Station Community – Employment Sub Area 1 District
SC-E3, Station Community – Employment Sub Area 3 District
Station Communities
SC-HDR, Station Community – High Density Residential District
SC-MU, Station Community – Multiple Use District
SC-S, Station Community – Sunset District*
CS, Community Service
NS, Neighborhood Service
Mixed Use Corridors
MR, Multi-unit Residential
RMA, Residential Mixed A
Commercial Centers and Corridors
CC, Corridor Commercial
CS, Community Service
Regional Commercial
C-WS, Washington Square Regional Center – Commercial
District*
GC, General Commercial
CC, Corridor Commercial
Community Commercial
CS, Community Service
C-WS, Washington Square Regional Center – Commercial
District*
NS, Neighborhood Service
Neighborhood Centers
RMA, Residential Mixed A
RMB, Residential Mixed B
Neighborhoods
Lower Density
Neighborhoods
Medium Density
Neighborhoods

RMB, Residential Mixed B
RMC, Residential Mixed C
RMA, Residential Mixed A
RMB, Residential Mixed B

High Density Neighborhoods MR, Multi-Unit Residential
Employment and Industrial Land
OI, Oﬃce Industrial
Employment
OI-NC, Oﬃce Industrial – Nike Campus*
OI-WS, Washington Square Regional Center – Oﬃce Industrial
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Industrial

District*
IND, Industrial
OI, Oﬃce Industrial

Strikethrough text is proposed for deletion from the Comprehensive Plan.
Double-underline text is proposed for addition to the Comprehensive Plan.

The proposed Comprehensive Plan also includes revising which Washington County
districts are considered similar to Beaverton’s, which comes into play when applying city
Comprehensive Plan land use designations and zoning districts after annexations occur.
Revisions are shown in Table 2.
The proposed amendments also include minor wording updates to reflect changes in the
Development Code.
Table 2: Proposed changes to Land Use Element Table 1.5.2
Table 1, 1.5.2: Annexation-related plan and zone changes not
requiring discretion(Type I CPA/ZMA Applications)
City
Comprehensiv
ePlan
Designation
Lower Density Neighborhoods (LDN)

City Zoning
District

R-6, Residential 6 units/acre;
R-6 NB, North Bethany District

Lower Density Neighborhoods (LDN)

RMC

R-9, Residential 9 units/acre;
R-9 NB, North Bethany District

Lower Density Neighborhoods (LDN)

RMC

R-15, Residential 15 units/acre;
R-15 NB, North Bethany District

Medium Density Neighborhoods (MDN)

RMB

R-24, Residential 24 units/acre

Medium Density Neighborhoods (MDN)

RMA

TO: R9‐12, Transit Oriented
Medium Density Neighborhoods (MDN)
Residential District 9‐12 units/acre

RMB

TO: R12‐18, Transit Oriented
Residential District 12‐18
units/acre
TO:R24-40, Transit Oriented
Residential1

Medium Density Neighborhoods (MDN)

RMA

Station Community (SC)

SC-HDR

Town Center (TC)

TC-HDR

County
Land Use District
R-5, Residential 5 units/acre

TO:R24-40, Transit Oriented
Residential2
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TO:R40-80, Transit Oriented
Residential1

Station Community (SC)

SC-HDR

TO:R80-120, Transit Oriented
Residential1

Station Community (SC)

SC-HDR

TO:RC, Transit
Oriented Retail
Commercial1, 3

Station Community (SC)

SC-MU

TO:BUS, Transit Oriented
Business2

Town Center (TC)

TC-MU

TO:BUS, Transit Oriented
Business1

Station Community (SC)

SC-MU

TO:EMP, Transit Oriented
Employment1

Station Community (SC)

SC-E1

Strikethrough text is proposed for deletion from the Comprehensive Plan.
Double-underline text is proposed for addition to the Comprehensive Plan.
1

Applies to property located within a Metro designated Station Community Area

2

Applies to property located within a Metro designated Town Center Area

Unincorporated property zoned TO:RC located within a Metro designated Station Community
Area which is entirely within 2,600 linear feet from a light railtransit platform.

3

The Development Code Updates in TA2022-0002 are in Exhibit 4 and summarized below.
Allowed housing variety (Section 20.05.20)
The proposed amendments would allow duplexes, triplexes, quadplexes, townhouses, and
cottage clusters as permitted uses. The draft code language has new definitions for these
uses in Chapter 90, and they appear in land use tables in Chapter 20 as well. The most
significant changes are in Section 20.05.20. In addition, the draft code would remove
single-detached homes as an allowed use in several multiple-use and commercial zones
(NS, CS, CC, GC, RC-E, TC-MU, TC-HDR, SC-MU, and SC-HDR) because they are intended for
multi-unit dwellings and so the zones do not have to comply with 2019’s House Bill 2001
(HB2001) that requires cities to allow middle housing in areas where single-detached
homes are allowed.
Minimum lot sizes for all housing types (Table 20.05.15)
Minimum lot sizes in the draft code are low enough so most lots in Beaverton can
accommodate multiple housing types. They also are lower than the current code.
Generally, the state does not allow us to regulate maximum density for lots that are zoned
for the development of a detached single-detached dwelling, Since RMA, RMB and RMC
Report Date: April 29, 2022
City of Beaverton
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zones allow single-detached dwellings, then maximum density does not apply in these
zones. However, if a lot is not zoned for the development of a detached single-family
dwelling, then maximum density can apply. In the MR zone, single-detached dwellings were
removed as an allowed use; therefore, maximum density could be applied to that zone.
In sum, MR regulates by minimum and maximum density, RMA regulates by minimum
density and minimum land area (this zone allows two different approaches because it allows
multi-dwelling structures with 5+ units, but it also allows single-detached dwellings, so
maximum density cannot be used), and RMB and RMC regulate by minimum density only.
Staff shares this explanation to provide additional background on why in the RMA, RMB and
RMC zones, the city intends to apply minimum lot size and minimum density instead.
State law also limits how large minimum lot sizes can be. The draft code has minimum lot
sizes that are at or below the state’s caps on minimum lot size. The minimum lot sizes
shown in Table 3 are in Chapter 20. For example, see Section 20.05.15.
Table 3: Minimum lot sizes in square feet by zone and housing type
Proposed zone

Townhouse

Single-detached
and duplex

Triplex and
quadplex

Cottage
cluster

Residential Mixed A (RMA)

1,100

1,500

3,000

7,000

Residential Mixed B (RMB)

1,300

3,000

4,000

7,000

Residential Mixed C (RMC)

1,500

5,000

5,000

7,000

Senate Bill 458, which became law in 2021, require cities to allow middle housing land
divisions after middle housing is built. This is to make it easier for individual units to be sold
rather than rented.
For example, a property owner could build a quadplex on a 5,000-square-foot lot in RMC
and then create lots under the quadplex so that each unit and the land under it could be sold
individually. See Figure 4. The lot sizes in Table 3 would apply to the original 5,000-squarefoot lot (the “parent” lot) but would not apply to the lot divisions enabled by Senate Bill 458
(the “child” lots).
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Figure 4: 'Child' lot land divisions allowed in proposed amendments

Minimum density (Table 20.05.15)
To ensure efficient use of land and to meeting housing needs identified in the city’s Housing
Needs Analysis, the code changes include minimum density standards for the RMA, RMB
and RMC zones. See Table 4.
Table 4: Minimum residential density by zone
Proposed zone

Replaces existing zone(s) Minimum density

Residential Mixed A (RMA)

R2

17 units per acre

Residential Mixed B (RMB)

R4, R5

10 units per acre

Residential Mixed C (RMC)

R7, R10

7 units per acre

The minimum density changes are shown in Chapter 20 in Section 20.05.15. These changes
mean that some existing single-detached homes on larger lots will not meet minimum
density if they remain one home on one lot. For these existing single-detached homes, staff
has proposed some allowances in Chapter 20 that allow property owners to build an
addition, or if a home is destroyed, rebuild another single-detached home on that same lot.
One exception to Table 4 is multi-dwelling structures (five units and above) in RMA.
Because five units or more are not regulated by HB2001, the draft code uses the same
method that is in the current code (minimum land area of 2,000 square feet per dwelling
unit) to calculate how many units must be on a lot if the property owner chooses to build a
multi-dwelling structure.
Report Date: April 29, 2022
City of Beaverton
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Setbacks (Table 20.05.15)
The draft code reduces front and rear setbacks (minimum space required between lot lines
and buildings on the lot) in RMA, RMB, and RMC to make it easier to fit a greater variety of
housing types on a lot; to provide more flexibility for homeowners interested in different
building configurations; to provide more space on a lot to support one-story homes, or
homes with a kitchen, bathroom and bedroom on the lower floor; and to comply with recent
changes in state law. State law prohibits Beaverton from requiring setbacks for duplexes,
triplexes, quadplexes, townhouses and cottage clusters that are greater than those for
single-detached homes in the same zone. Chapter 20, Section 20.05.15 includes the
setbacks for RMA, RMB and RMC. They are shown in Table 5.
Table 5: Minimum setbacks for single-detached homes, duplexes, triplexes and
quadplexes
Zone

Front

Rear

Side

Residential Mixed A (RMA)

10 feet

15 feet

5 feet

Residential Mixed B (RMB)

10 feet

15 feet

5 feet

Residential Mixed C (RMC)

10 feet

15 feet

5 feet

Additional setback rules in the draft code include:
o Minimum side setbacks are 3 feet for a new land division created within RMA, RMB
or RMC for the lot lines internal to the development. Side setbacks would remain 5
feet for the perimeter of the development.
o

For townhouses, the side setbacks are zero when units are attached.

o

For cottage clusters, perimeter setbacks are 10 feet because state law does not
allow perimeter setbacks greater than 10 feet for cottage clusters.

o

For accessory dwelling units, the ADU can be as close as five feet from the rear lot
line if it is a one-story building (maximum height of 15 feet).

o

Reduced yard setbacks have been deleted from 20.05.15 Residential Site
Development Standards because the draft code provides yard setback flexibility.

Scale and bulk limitations (Table 20.05.15)
The proposed amendments limit bulk through maximum floor area ratios (FAR) in Section
20.05.15. Floor Area Ratio is the square footage of the floors inside a building or buildings
on a lot divided by the square footage of the lot.
State law allows bulk and volume limitations for duplexes, triplexes, quadplexes, and other
housing types if those same limitations apply to single-detached homes. In some cases,
Report Date: April 29, 2022
City of Beaverton
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such as for duplexes, triplexes and quadplexes, the rules can be the same as or less
restrictive than the rules for single-detached homes.
In Chapter 20, Section 20.05.15, the proposed amendments include FAR limits for singledetached homes and allows higher FAR limits for other housing types.
Floor area limitations would be large enough to accommodate housing types like triplexes
and quadplexes (with reasonably sized units) but limit their size to be more consistent with
neighborhood scale and bulk.
Table 6: Maximum floor area ratio by zone and housing type
Zone

Single-detached home

Duplex

Triplex and Quadplex

Residential Mixed A (RMA)

1.4

1.6

1.6

Residential Mixed B (RMB)

0.8

0.9

1.2

Residential Mixed C (RMC)

0.6

0.65

0.9

Additional floor area above the proposed FAR maximum would be possible if property
owners preserve existing trees on-site. FAR maximums are not proposed for townhouses
or cottage clusters. Chapter 90 definitions for “floor area” and “floor area maximum” are
proposed to be updated.
The proposed amendments include additional height limitations at the front and/or rear of
lots in some situations to encourage new buildings to respond to the scale and form of
existing neighborhoods. Chapter 20 proposed amendments include code language for
building heights. The regular height limits are in the table below.
Table 7: Building height maximums by housing type
Housing type

RMA

RMB

RMC

Single-detached, duplex, triplex
and quadplex

40 feet

35 feet

35 feet

Townhouse

40 feet

35 feet

35 feet

Cottage cluster

25 feet

25 feet

25 feet

In RMB and RMC additional height limitations are proposed to apply at the front and/or rear
setback line for single-detached homes, duplexes, triplexes and quadplexes. For both
zones, the maximum building height at the rear setback line is proposed to be 25 feet. In
RMB, height limit would increase from the rear setback and a 45-degree angle until it
reached the maximum height of 35 feet. In RMC, the height limit at both the rear and front
Report Date: April 29, 2022
City of Beaverton
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setbacks is proposed to be 25 feet, and the maximum height would increase at a 45-degree
angle from both the front and rear until it reached the maximum height of 35 feet. This is
illustrated in Figure 5.
Figure 5: Additional building height limitations in RMB and RMC

Establish minimum off-street parking (Section 60.30)
Off-street parking requirements establish the minimum number of spaces that must be
included on the lot for car storage when development occurs. The proposed amendments,
in Section 60.30, include reduced off-street parking requirements in part because there is
significant and urgent need for housing and a greater variety of housing in the city. The
proposed amendments also must be consistent with state law, which caps minimum
parking requirements at one space per unit at the most – and for some housing types on
some lot sizes even lower. Proposed minimum off-street parking spaces are in Table 8.
Table 8: Minimum parking spaces required by housing type
Housing type

Minimum spaces per housing type
(unless otherwise indicated)

Accessory dwelling unit

0

Single-detached dwelling

1

Duplex

2

Townhouse

1
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Triplex or Quadplex on lots less than 3,000
square feet

1

Triplex or Quadplex on lots equal to or greater 2
than 3,000 but less 5,000 square feet
Triplex on lots 5,000 square feet or greater

3

Quadplex on lots equal to or greater than
5,000 but less 7,000 square feet

3

Quadplex on lots 7,000 square feet or greater 4
Cottage clusters (per cottage)

1

The proposed amendments allow the minimum parking spaces required in the table above
to be reduced via on-street parking credits. The maximum reduction available with onstreet credits would be one space per duplex, two spaces for triplexes and quadplexes, and
one space per three cottages for cottage clusters. Single-detached homes and townhouses
are not eligible for on-street credits.
Design standards and guidelines for single-detached dwellings and middle housing (Section
60.05.60)
The draft code proposes design standards for single-detached homes and middle housing.
These standards are organized by housing type and cover topics such as:
o

Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
o

Entries, location

o

Outdoor open area, minimum requirements by lot size and design
requirements

o

Tree planting, tree preservation and planting standards, with fee in lieu option
for planting

o

Garages and off-street parking areas, limit on percentage along street
frontage

o

Driveway location and driveway approaches

o

Windows, percentage facing street

o

Solid waste facilities

o

Same topics as required for single-detached and plexes, in addition to
maximum number of units in a structure and driveway access standards

o

Townhouse standards

o

Cottage cluster standards

Report Date: April 29, 2022
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o

Same topics as required for single-detached and plexes, in addition to:
o

Maximum number of dwellings

o

Building footprint maximum

o

Courtyard design

o

Pedestrian access standards

o

Cottage orientation

o

Community building design requirements

o

Parking design standards

The proposed amendments include design standards that would be reviewed through a
Type 1 process, which is a Planning Director decision (staff review) with no public notice
requirement. Some standards also have more flexible, discretionary reviews available, both
Type 2 (staff review with public notice required) and Type 3 (Planning Commission review
with public notice and a public hearing required). Most reviews would be Type 1. Staff
expects few applications to be decided by the Planning Commission. The discretionary
processes would be used if applicants elect to vary from the design standards, such as to
address site constraints or explore more innovative approaches to middle housing.
Solar Access Standards (Section 60.45)
The proposed amendments would delete the solar access protection standards, which
currently only apply to the R5, R7 and R10 zones. Although promoting solar energy
production is desirable, this section of code was written with exclusively single-detached
dwellings in mind and there is no practical way to apply them to the mix of housing types
allowed in the RMA, RMB and RMC zones. It also would take significant work to determine
how to make them entirely clear and objective and compliant with state laws regarding
middle housing and middle housing land divisions.
Projections into Required Yards. (60.50.15)
The proposed amendments allow decks to project into the rear setback in RMB and RMC if
the deck is at least 5 feet from the property line and the maximum deck height measured to
the top of the railing is 20 feet. Decks are a frequent reason property owners request
flexible setbacks. Flexible setbacks were deleted from Chapter 20, so this provision was
added to address the frequent requests for decks in the rear setback. Rear setbacks are
proposed to be 15 feet in RMB and RMC.
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Buffers (Table 60.05.2)
The proposed amendments include revisions to the buffer table to update the zone names.
The proposals also scale back when buffers are required to reflect that RMA, RMB, and
RMC all allow a variety of housing types and are no longer exclusively or mostly intended for
single-detached dwellings
Manufactured Home (Section 60.20.20)
The proposed amendments revise manufactured home regulations to ensure the rules are
consistent with state law, manufactured homes generally are treated the same as singledetached dwellings where appropriate, and the manufactured homes are a viable choice for
middle housing (to be part of a duplex, triplex, quadplex or cottage cluster).
The proposed amendments remove design requirements that are not applied to singledetached housing, not clear and objective, or that could unnecessarily increase the cost of
manufactured homes (such as size requirements that prevent smaller units or requiring an
added garage or carport). The proposed code does retain a few provisions specifically
allowed in state law, including the excavated and back-filled foundation with an enclosed
perimeter, the thermal envelope requirement and the restriction on manufactured homes
abutting a historic district or landmark.
Although manufactured homes can be used as part of middle housing, the Development
Code (and state law) define manufactured home parks as sites with four or more
manufactured homes. Therefore, once more than three manufactured homes are placed on
a site, it becomes a manufactured home park and would have to be consistent with
standards for a park.
Approach for Planned Unit Developments (Section 60.35)
This section needs to be updated because it is not compliant with state law, which requires
clear and objective standards for housing. It also does not comply with House Bill 2001,
which generally requires review processes for middle housing that do not cause
unreasonable cost or delay. The draft code has been updated to:
•

Remove the requirement that developments larger than 10 acres in South Cooper
Mountain go through the discretionary Planned Unit Development process. This is
not compliant with state law because it does not provide a clear and objective path
for approval of housing.

•

Update the Planned Unit Development section to mesh with the new standards in
RMA, RMB, and RMC.
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•

Establish clear and objective standards for South Cooper Mountain that ensure the
city can implement the most essential elements of the South Cooper Mountain
Community Plan. The standards will address topics such as street connections, trails,
and open space requirements.

The proposed amendments also include other changes needed to implement housing
variety, clarify provisions or otherwise improve the Development Code related to the
Housing Options Project.

Racial Equity Analysis
Throughout this project, staff used a racial equity toolkit, developed by the Government
Alliance on Race and Equity (GARE), to help develop equitable housing strategies that
reduce racial inequities and improve success for all communities. These strategies were
codified in the preferred approach, which was then used to draft amendments to the
Comprehensive Plan and Development Code.
The toolkit included steps such as researching the racist history of land use and housing
practices in Beaverton (Exhibit 5), studying existing racial inequities; identifying desired
outcomes; considering the impact of new housing policies in specific geographic areas;
prioritizing engagement with communities of color, low-income workers and renters; and
evaluating whether proposals are likely to produce desired outcomes.
Exhibit 5 provides additional information regarding the racist history of land use and
housing practices in Beaverton from the 1840s to the 1980s. This memo explores
Beaverton’s planning and development history, including racism, segregation,
discrimination and fair housing issues, to better inform various projects that aim to reduce
inequities for historically marginalized groups.
Additional examples of racial equity analysis can be found on the Housing Option Project’s
website: www.beavertonoregon.gov/HOP
They include:
o

An Online Open House from the Alternatives phase, which is no longer open to public
comment but still available as a reference, that explores present day segregation
patterns in Beaverton.

o

A Covenants, Conditions and Restrictions (CC&Rs) Memo, which provides
background information regarding how CC&Rs can limit where additional housing
types can be built in Beaverton. House Bill 2001 requires Beaverton to allow
duplexes, triplexes, quadplexes, townhouses and cottage clusters on most lots
where single-detached homes are allowed in the city. Many Beaverton
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neighborhoods have existing CC&Rs that prohibit more than one unit on a lot. This
could prevent middle housing. The city does not enforce these restrictions. These
are contracts among neighbors.
o

A Middle Housing Development Feasibility and Displacement Risk Analysis Memo,
completed by ECONorthwest in July 2021, which explores racial equity
considerations for the Alternatives phase, including which options might be more
likely to provide low-cost rental units, attainable homeownership opportunities,
family-friendly options (homes with at least two bedrooms), and multigenerational
living options, as well as which areas of the city might be more vulnerable to
displacement risk. (Exhibit 6)

o

Frequently asked questions about why the city is centering race and equity in the
Housing Options Project, and how this work is being done.

With respect to community engagement, an equitable approach meant prioritizing
engagement with communities most likely to benefit from more diverse housing options for
many reasons, including but not limited to a history of racial segregation and racist housing
practices, the fact that many communities of color are more likely to be cost-burdened (pay
a large percentage of their income for housing), and the need to accommodate larger
families and/or multigenerational living. A snapshot of public engagement efforts is below:
o

Engagement activities included community meetings that aimed to understand
community-specific issues and priorities with renters, immigrants, and communities
of color; a Farmer’s Market tabling event; interviews with affordable housing
developers, homebuilders, and advocacy groups; advisory groups and committees; a
virtual open house in English and Spanish; and surveys in English and Spanish.

o

Communities of Color engaged include African; Arabic, Kurdish, and Middle Eastern;
Black/African American; Asian and South Asian, Latinx and Chicano, Middle Eastern
and North African; Native American; and Slavic.

o

Demographics engaged include formerly houseless persons; renters, including lowincome families with Section 8 vouchers as well as market-rate renters;
homeowners; recent immigrants; multigenerational families; single parent
households; young adults and older adults; male, female and nonbinary participants;
gay, lesbian and transgender participants; and people with mobility issues.

o

Translated materials: Arabic, Spanish and Thai.

o

Interpretation during meetings: Farsi, Spanish and Thai.

There were some engagement themes where there has been more agreement among
diverse communities, including communities of color, immigrants, refugees, and white
residents; renters and homeowners; low-income earners and high-income earners, single
parent households; multigenerational families; young adults and older adults; people with
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mobility issues; current Beaverton residents that love living here or are considering moving
away from Beaverton; and people that would like to move to Beaverton but cannot find
affordable housing. In sum, these themes resonated with many people whose housing
needs, lived experiences, and financial capacity might be different, and they include:
o

New housing should build community. Many people thought that new housing
should build community (such as by promoting more opportunities where neighbors
and friends can spend time together), but to do it successfully depends upon the
right balance of housing, people and open space.

o

Access to nature is important for our physical and mental wellbeing. This next
theme partially overlaps with the previous theme because both rely on open space
to provide benefits. However, access to nature is called out as an independent
theme because many people commented on the importance of open space, trees,
and clean air to provide physical and mental health benefits for children and adults.
Specifically, many people expressed concerns about the loss of tree canopy,
regardless of whether they supported housing variety in neighborhoods.

o

New rules should allow flexibility. A recurring theme is that many people just want
more flexibility with what they could do with their property. This include could more
flexible setbacks, height maximums, building orientations, off-street parking
maximums, and smaller homes that can grow over time.

o

Affordability matters more than housing type or location. For many people,
including renters and homeowners concerned about the housing crisis, affordability
is one of the most important issues, and it deserves immediate attention.

o

We need more low-cost homeownership opportunities. This next theme partially
overlaps with the previous theme, but it is called out because many people indicated
that they don’t just want more affordable rentals. They want to buy their first home,
and rising housing costs have made this unattainable for many individuals and
families. Some people mentioned that they though smaller homes on smaller lots
might present more attainable housing options.

o

Mixed-income, mixed race communities are more welcoming. In discussions about
where new housing types might be allowed, or which housing types might be more
prevalent, people expressed reservations and hope for these opportunities.
One concern, especially among communities of color, is that some of these housing
types will only be built in certain areas, denying children who grow up in these areas
opportunities that are more readily available in mixed-income, mixed-race
communities. But the idea that these housing types truly could be integrated is what
inspires many others.
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o

Families of color are more often multigenerational, which shapes housing
preferences. A strong theme among many participants is that newer housing types
should have at least two or three bedrooms to support multigenerational living. And
many participants, including people of color and white respondents, indicated that
this is especially important for families of color that are more likely to prefer
multigenerational living for many reasons.

o

Accessible homes should be encouraged or incentivized. A universal theme among
a lot of participants is the need for more accessible housing. Some people are
looking to downsize and would like a smaller, accessible home in their community,
but simply can’t find one.

o

Climate change should transform how we build homes and communities.
Concerned about the effects of climate change, many people thought that the city
should prioritize long-term needs over short-term concerns. What world will we
leave our children in 50-75 years?
Specific concerns include the fact that increased impervious coverage, either from
large buildings or lots with wide driveways, big garages and surface parking, would
contribute to the urban heat island effect, especially if trees are removed to build
more homes and parking, and increase the need for stormwater management.

Issues where most community members are not in agreement include:
o

Off-street parking requirements. Some respondents prefer to eliminate off-street
parking requirements or create off-street parking maximums for environmental
reasons, indicating that the city needs to move away from a car-centric culture.
Others recognized that more people would drive electric cars soon, and they will
need access to convenient and reliable electric vehicle-ready (EV-ready) parking
spaces, preferably on-site. And some would like to maximize off-street parking
requirements, indicating that they do not like on-street parking.

o

Where should new housing be allowed? Some community members wish to
maintain single-family zoning, and expressed an interest in separating homes that
can be owned from rental properties. Based on demographic responses, this
viewpoint is held among primarily among homeowners.
That said, there are many homeowners who also think that new housing types
should be allowed in all residential neighborhoods (citing rising housing prices and
fewer opportunities for first-time homebuyers as reasons). For many of these
respondents, their concerns were less about where new housing is allowed, and
more about how new housing is allowed (establishing limitations on building size,
reasonable setbacks, height limitations and design standards made many people
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more open to middle housing). Regardless of these positions, state law requires that
the city allow housing variety in all neighborhoods.

Homebuilder and Developer Feedback
In the past three years, staff also interviewed market-rate developers, affordable housing
developers, homebuilders and architects to discuss priorities, concerns and feedback
regarding housing strategies. Key findings are summarized below.
o

Some homebuilders and developers prefer building housing types that resemble
single-detached homes, such as townhouses and cottage clusters. Generally, there
is a perceived risk with building other housing types, such as plexes, and some
developers prefer to stay within their niche.

o

Some homebuilders and developers consider other factors before deciding what
to build. In other words, housing types is not an important consideration for these
developers. For some, minimum lot size, access to transit, neighborhood amenities,
neighborhood sales prices, and off-street parking requirements are more important
considerations than type of housing or numbers of units.

o

Flexible development standards would encourage more homebuilders and
developers to build plexes, including smaller lots for some housing types, 5–10-foot
setbacks, reduced off-street parking requirements, the option to plant new trees
instead of preserving existing trees, moderate bulk and size standards (such as FAR
and lot coverage) that allow reasonably sized units, and flexible design standards.

o

Some qualities make some housing types more expensive, including stacked
housing types, garages, System Development Charge (SDCs), extensive land use
review timelines, and high land costs.

o

Some qualities make some housing types less expensive, including side-by-side
construction, smaller home sizes, more units allowed on one site, reduced or no
parking requirements, expedited land use review timelines and lower land costs.

o

Some developers think the city should eliminate off-street parking requirements,
some think the city should require a little parking, some think the city should
maximize parking, and others think the city should require parking in some
situations, depending upon neighborhood context (street width, access to transit),
lot width (small lots may not have enough frontage for off-street parking) or market
conditions.

o

Some developers support outdoor open area requirements because it helps
strengthen community relations, some thinks it depends upon the housing type,
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some thought the city should not require an outdoor open area with middle
housing, and others thought it depends on if the units will be rented or owned,
because they assumed that renters are willing to walk more, but homeowners will
not be willing to walk because they want more amenities on site.
o

Some developers are open to bulk and size standards if the city can right size
them, or if they result in more affordable homes; others support bulk and size
standards for large lots, but not small lots; some think they are too restrictive; and
others think they do not address community priorities such as concerns about taller
homes in neighborhoods, or newer homes whose design does not match
architectural styles in the neighborhood.

o

Some developers support design standards because they help newer homes
match the size, scale and design of existing homes in the neighborhood better
than FAR. Other developers oppose design standards because, in their opinion,
they rarely make homes more attractive.
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CPA2022-0004 COMPREHENSIVE PLAN
AMENDMENT ANALYSIS AND FINDINGS
CPA2022-0004 Comprehensive Plan Amendment
Procedures and Approval Criteria
Section 1.1.1 establishes procedures for city-initiated amendments of the Comprehensive
Plan, stating that amendment requests shall be submitted to the Community Development
Director for preparation and analysis for a Planning Commission public hearing or City
Council consideration. The Planning Commission and City Council have the right to accept,
reject or modify any specific request for amendments in accordance with the city’s policies
and procedures.
Section 1.3 identifies legislative amendments to the Comprehensive Plan text or map as
those having a generalized nature that are initiated by the city, and which apply to an entire
land use map category or a large number of individuals or properties, or that establish or
modify policy or procedure. Legislative amendments include additions or deletions of text or
land use map categories.
Section 1.4.1 establishes the notice requirements for legislative amendments including: interagency notice of the initial hearing to the Department of Land Conservation and
Development (DLCD), as well as to Neighborhood Association Committees (NACs) and
Beaverton Committee for Community Involvement (BCCI); publication in a newspaper of
general circulation; posting in Beaverton City Hall and the Beaverton City Library; and posting
on the city’s website.

FINDING:
CPA2022-0004 was initiated by the City of Beaverton Community Development
Director. The legislative amendments proposed are of a generalized nature that
apply to all properties within the “Neighborhoods” land use category in the Land Use
Element of the Comprehensive Plan. The proposed amendments also make other
changes to the Comprehensive Plan that are potentially applicable citywide.
Consistent with procedures outlined in the Beaverton Comprehensive Plan, notice of
the proposed amendment was sent to all NAC chairs, the Chair of the BCCI,
Washington County’s Department of Land Use and Transportation, Metro, and
DLCD. Copies of the hearing notice were posted at City Hall and the City Library and
published in the newspaper, consistent with noticing requirements. A notice was
also posted on the city’s website. Mailing to affected property owners was
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completed on or after April 4 but prior to May 11. Findings related to Section 1.5.1 of
the Comprehensive Plan are provided below.
Conclusion: Staff finds the criteria are met.
Section 1.5.1 outlines the criteria for legislative amendment decisions. The findings are found
below.

Section 1.5.1.A.1
The proposed amendment is consistent and compatible with relevant Statewide Planning
Goals and related Oregon Administrative Rules.

FINDING:
Of the 19 Statewide Planning Goals, staff finds that the following goals are directly
relevant to the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land Use
Planning), Goal 10 (Housing), and Goal 12 (Transportation), and Goal 13 (Energy
Conservation).
Goal 1 Citizen Involvement
Goal text: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process. The governing body
charged with preparing and adopting a comprehensive plan shall adopt and publicize
a program for citizen involvement that clearly defines the procedures by which the
general public will be involved in the on-going land-use planning process. The citizen
involvement program shall be appropriate to the scale of the planning effort. The
program shall provide for continuity of citizen participation and of information that
enables citizens to identify and comprehend the issues. Federal, state and regional
agencies and special-purpose districts shall coordinate their planning efforts with
the affected governing bodies and make use of existing local citizen involvement
programs established by counties and cities.
Finding: The Beaverton Citizen Involvement Program adopted by Resolution 2229 in
1980 established a formalized public participation program that provides a method
by which the Beaverton Committee for Community Involvement (as renamed in
Ordinance 4624 signed in 2013) and other community members can communicate
their opinions and inquiries about city matters, including the planning process. The
proposed amendment is subject to the public notice requirements of the
Comprehensive Plan. At the public hearing, the Planning Commission will consider
written or oral testimony before making a recommendation to City Council.
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Consistent with procedures outlined in the Beaverton Comprehensive Plan, notice of
the proposed amendment was sent to all NAC chairs, the Chair of the BCCI,
Washington County’s Department of Land Use and Transportation, Metro, and DLCD.
Copies of the hearing notice were posted at City Hall and the City Library and
published in the newspaper, consistent with noticing requirements. A notice was also
posted on the city’s website. Mailed notice also was sent to more than 24,000
property owner addresses to notify property owners where the proposed
amendments affect allowed land uses.
Throughout this project, staff used a racial equity toolkit, developed by the
Government Alliance on Race and Equity (GARE), to help develop housing strategies
that reduce racial inequities and improve success for all communities.
This involved prioritizing engagement with communities most likely to benefit from
more diverse housing options for many reasons, including but not limited to a history
of racial segregation and racist housing practices, the fact that many communities of
color are more likely to be cost-burdened (pay a large percentage of their income for
housing), and the need to accommodate larger families and/or multigenerational
living.
A snapshot of public engagement efforts is below:
o

Engagement activities included community meetings that aimed to
understand community-specific issues and priorities with renters,
immigrants, and communities of color; a Farmer’s Market tabling event;
interviews with affordable housing providers, homebuilders, and advocacy
groups; advisory groups and committees; a virtual open house in English and
Spanish; and surveys in English and Spanish.

o

Communities of Color engaged include African; Arabic, Kurdish, and Middle
Eastern; Black/African American; Asian and South Asian, Latinx and Chicano,
Middle Eastern and North African; Native American; and Slavic.

o

Demographics engaged include formerly houseless persons; renters,
including low-income families with Section 8 vouchers as well as market-rate
renters; homeowners; recent immigrants; multigenerational families; single
parent households; young adults and older adults; male, female and nonbinary
participants; gay, lesbian and transgender participants; and people with
mobility issues.

o

Translated materials: Arabic, Spanish and Thai.

o

Interpretation during meetings: Farsi, Spanish and Thai.
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Conclusion: Therefore, staff finds the city has provided adequate notice and
opportunity for public involvement consistent with Goal 1.
Goal 2 Land Use Planning:
Goal text: To establish a land use planning process and policy framework as a basis
for all decisions and actions related to use of land and to assure an adequate factual
basis for such decisions and actions.
Finding: Changes to the Beaverton Comprehensive Plan require a Type 4 review
process, which includes noticing and a public comment period, prior to a hearing
before the Planning Commission. The hearing is open to the public and includes an
opportunity to receive public testimony. At the conclusion of the hearing, the
Planning Commission can continue the hearing to a later date, keep the record open
for more information, or make a recommendation to the City Council, the ultimate
decision-making authority. Prior to adoption of the Comprehensive Plan
amendments, the City Council will consider all the evidence in the record, including
any testimony provided at the Planning Commission hearing and any recommended
changes to the proposal.
The proposed Comprehensive Plan amendment fits within the established process
and framework. The findings contained within this report establish an adequate
factual basis for the proposal.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is consistent
with Goal 2.
Goal 10 Housing:
Goal text: To provide for the housing needs of the citizens of the state.
Finding: Beaverton’s Housing Needs Analysis (HNA) was published in October 2015.
It demonstrated a need for all housing types in the 20-year period ending in 2035.
This was true for both the current Beaverton city limits as well as the city limits plus
the assumed urban service area, which is an area where it is assumed Beaverton will
provide governance in the future. The state Department of Land Conservation and
Development (DLCD) found it to be consistent with the requirements of Statewide
Planning Goal 10.
See Table 9 for the number of housing units projected to be needed.
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Table 9: Projected Future Need for New Housing Units (2035)

Current city
limits (2015)
City limits plus
assumed urban
service
boundary

SF
detached

SF
attached

Duplex

3 or 4
units

5+ units

5,767

1,542

295

718

3,866

14,001

2,626

958

2,107

7,999

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14,
2020.

Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing
Element and Land Use Element to address the identified housing needs. DLCD also
found these Comprehensive Plan changes consistent with the Statewide Planning
Goals. In addition, the city successfully applied for an Urban Growth Boundary
expansion in 2018 and is currently planning for the 1,200-acre Cooper Mountain
expansion area. Metro approved the urban growth boundary expansion with the
requirement that it accommodate at least 3,760 housing units and the future zoning
allow middle housing in all zones.
The proposed Comprehensive Plan amendments comply with House Bill 2001,
which requires the city to allow middle housing in residential districts that allow
single-detached homes. Beaverton’s TA2022-0002 includes Development Code
amendments that comply with that law. Those Development Code amendments in
general will allow duplexes, triplexes, quadplexes, townhomes, and cottage clusters
in zoning districts where the current code does not allow middle housing or only
allows it in limited circumstances. This will increase the number of units that could be
allowed on thousands of lots within the cities, although the number of additional
units that would be produced is not known. The city has just started a Housing Needs
Analysis and Housing Production Strategy project to determine the city’s future
housing needs and identify how many housing units the city can expect to produce
with current zoning and with the TA2022-0002 Development Code amendment.
This Comprehensive Plan amendment supports the Development Code amendment
and Zoning Map amendment to allow middle housing. Specifically, as shown Figure 3
in the background section above, the amendment:
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o

Proposed to delete the “Low Density Neighborhoods” designation. R10 is currently
the only implementing zoning district for this land use designation. Draft code
changes propose to merge R10 with R7. They become RMC. RMC is an
implementing zone for the proposed “Lower Density Neighborhoods” land use
district.

o

Proposed to rename “Standard Density Neighborhoods” to “Lower Density
Neighborhoods” and makes the RMB and RMC zoning districts the implementing
zones for that land use designation. This means either RMB or RMC could be applied
in Lower Density Neighborhoods. One effect of this proposal would be that property
owners in the proposed RMC zone can apply for a zone change to RMB, which
requires and allows more density, if they meet the criteria.

o

For “Medium Density Neighborhoods,” proposes to make the implementing zoning
districts RMA and RMB. This means either RMA or RMB could be applied in Medium
Density Neighborhoods. One effect of this proposal is that property owners in the
proposed RMB zone could apply for a zone change to RMA, which requires and
allows more density, if they meet the criteria.

o

For “High Density Neighborhoods,” proposes to make the implementing zoning
district Multi-unit Residential (MR), which is nearly identical to the current R1 zoning
district, with the exception that new single-detached homes are no longer allowed,
although existing single-detached homes are permitted and can be rebuilt if
destroyed.
o

o

HB2001 requires that local governments “consider ways to increase the
affordability of middle housing by considering ordinances and policies that
include but are not limited to”1 waiving or deferred system development
charges; adopting property tax exemptions; and assessing a construction
excise tax. The city has considered those methods and others and will again
as Council goes through a series of Housing Talks in 2022 that will include
strategies to increase affordable housing that will inform the state-mandated
Housing Production Strategy work in the next year:

Construction Excise Tax: The City’s Housing Five-Year Action Plan lists “Explore a
Construction Excise Tax on new development” as a goal to establish a dedicated
affordable housing funding source. The action plan was approved by the City
Council. The funding source also was discussed during Council meetings on April 24,
2018, and Nov. 12, 2019. In 2022, the City Council approved its Fiscal Year 2022/23 –
Fiscal Year 2023/24 Council Priorities Workplan. Among the Strategic Goals & Work
Plan Priorities approved by the City Council as part of that Council Priorities
Workplan is “Affordable Housing,” which includes a call to determine if a
Construction Excise tax should be established to provide a dedicated fund for
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affordable housing. Beaverton also will consider this question as Council goes
through a series of Housing Talks that will include strategies to increase affordable
housing which will inform its Housing Production Strategy to comply with state
administrative rules related to 2019’s House Bill 2003.
o

SDC waivers: Beaverton sets SDC rates for water service within its service area.
(Parts of Beaverton are served by the Tualatin Valley Water District, Raleigh Water
District and West Slope Water District.) City water SDCs are based on meter size,
which means they scale according to the size of development. A supplemental
transportation system development charge for the South Cooper Mountain area,
which was established to pay for infrastructure to develop that urban growth
boundary expansion area, is controlled by the city but it is only for a small part of the
city. Other SDCs are determined by other service providers, including:
o

Clean Water Services (sewer and stormwater). Beaverton is currently
negotiating a new intergovernmental agreement with Clean Water
Services, and rates and charges are one of the topics to be addressed.

o

Tualatin Hills Park & Recreation District (parks, recreation, trails and
natural areas). The park district recently revised its SDC methodology
which includes 50 percent reduction for regulated affordable housing
restricted at 60 percent Area Median Income (AMI) or below, and 100
percent reduction for regulated affordable units restricted at
30percent AMI or below.

o

Washington County (transportation through the Traffic Development
Tax (TDT), which is not an SDC but instead is a tax approved by
Washington County voters. Methodology change requires voter
approval.

On December 4, 2018, Beaverton Council passed a Resolution to provide
limited SDC assistance to proposed affordable housing projects.
o

Property tax exemptions: Beaverton has an existing property tax exemption for
affordable housing enabled by ORS 307.540-548. It is for nonprofit housing
providers that serve residents earning below 60 percent of the area median income
and below 80 percent of the area median income in their second and subsequent
years of tenancy. The program is structured to exempt qualifying affordable housing
projects from property taxes levied by all governments and special districts that
have taxing authority over the property. This results in a cost savings that can be
passed on to qualified residents in the form of lower rents. The most recent year
involved applications from 10 projects with 678 units.
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Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 10.
Goal 12 Transportation
Goal text: To provide and encourage a safe, convenient, and economic
transportation system.
Finding: No findings are necessary regarding Goal 12 because ORS 197.758 Sec. 3 (5)
says: “When a local government makes a legislative decision to amend its
comprehensive plan or land use regulations to allow middle housing in areas zoned
for residential use that allow for detached single-family dwellings, the local
government is not required to consider whether the amendments significantly affect
an existing or planned transportation facility. [2019 c.639 §3].” CPA2022-0004, TA
2022-0002, and ZMA 2022-0004 are legislative proposals to amend the city’s
Comprehensive Plan, Development Code, and Zoning Map to allow middle housing in
areas zoned for residential use that allow for detached single-family dwellings. TA
2022-0002 also removed single-detached dwellings as an allowed use in some
zones, but single-detached homes are lower trip generators than other uses in those
zones and the reasonable worst-case scenario for traffic generation will remain
unchanged. The proposed amendments in those zones will have no significant effect
on the transportation system.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 12.
Goal 13 Energy Conservation:
Goal text: To conserve energy. Land and uses developed on the land shall be
managed and controlled so as to maximize the conservation of all forms of energy,
based upon sound economic principles.
Finding: The city’s Comprehensive Plan has goals and policies related to energy
conservation in Chapter 7 that are not proposed to change. They are:
o

7.5.1 Development projects and patterns in the City that result in reduced
energy consumption

o

7.5.2 Increased use of solar energy and other renewable energy resources in
new development in the City.

The Development Code amendments delete the city’s solar access protection
standards, which currently only apply to the R5, R7 and R10 zones. This section of
code was written to ensure solar access to single-detached dwellings, and there is
no practical way to apply the standards to the mix of housing types allowed in the
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proposed RMA, RMB and RMC zones. It also would take significant work to
determine how to make them entirely clear and objective and compliant with state
laws regarding middle housing and middle housing land divisions. Issues include:
o

Solar access standards in the section proposed for deletion are calibrated for
single homes on larger lots. For example, some provisions limit development
on a certain portion of the lot, which might not be an issue on a 7,000-squarefoot lot but likely would be more of a constraint on lots between 2,000 square
feet and 5,000 square feet that are allowed in many locations in RMA, RMB
and RMC. Those limitations might mean there is not enough room for a
duplex, triplex, quadplex on smaller lots where outdoor open space and
parking are required.

o

Not all provisions use clear and objective standards, including Section
60.45.10.5.B, which is proposed for deletion, that requires a judgement about
“significant development amenities” and “significant diminution in the market
value.”

o

Many of the provisions could cause “unreasonable cost or delay” for middle
housing, which state law does not allow.

o

As the code is written, a large percentage of lots would be exempted because
the code assumes a “shadow pattern” from districts that are not single-family
residential zones, which includes RMA, RMB and RMC. The shadow pattern is
the area “from the largest structure allowed at the closest setback on
adjoining land, whether or not that structure now exists.” That means the
shadow is assumed to be a 35-foot-tall or 40-foot-tall building at the abutting
properties’ setbacks, which would generate large shadows on many lots and
make them exempt from the requirements.

o

State law (Senate Bill 458 from 2021) requires cities to allow middle housing
land divisions to facilitate fee-simple sales of middle housing. For example, a
property could build a duplex and then create “child lots” under each duplex
so the units could be sold rather than rented. State law does not allow the city
to apply many of the solar access standards to those lots.

In summary, the standards designed for single-detached houses on larger lots are
not applicable to zones where a mix of housing types and smaller lot sizes are
allowed.
The proposed amendments in TA 2022-0002 do include the following provisions to
support energy conservation, including:
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o

Allowing more types of housing and more housing units on vacant land within
the city and on properties that could redevelop to add units.

o

Allowing smaller lots, a variety of minimum lot sizes for different housing
types, and minimum densities to ensure efficient use of the land and allow the
creation of smaller units that tend to use less energy than larger units.

o

Requiring adequate setbacks to ensure the availability of light, wind and air,
including 15-feet rear setbacks and 10-foot front setbacks. Site design
standards also require outdoor open area and tree planting in most situations.
The code also allows larger buildings if trees preserved on the site.

o

Incorporating site design requirements that require developments to provide
space for solid waste and recycling containers to promote recycling.

o

Allowing duplexes, triplexes and quadplexes to be detached, which provides
the opportunity for each unit to install its own renewable energy systems, or
attached, which has the benefits of shared walls and allows the building
owner to add renewable energy sources to the entire structure.

o

Providing flexible standards so site and building design can respond to the
site, climate, and renewable energy opportunities.

The city’s Comprehensive Plan also has goals and policies related to energy
conservation in Chapter 7 that are not proposed to change. They are:
o

7.5.1 Development projects and patterns in the City that result in reduced
energy consumption

o

7.5.2 Increased use of solar energy and other renewable energy resources in
new development in the City.

Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 13.
State Land Use Goal Compliance Summary: Staff finds that the proposed comprehensive
plan amendments comply with applicable Statewide Planning Goals and Oregon
Administrative Rules.
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Section 1.5.1.A.2
The proposed amendment is consistent and compatible with the applicable titles of the
Metro Urban Growth Management Functional Plan and the Regional Transportation Plan.

FINDING:
Metro’s 2040 Growth Concept establishes a vision for the preferred form of regional
growth and development. To implement the 2040 Growth Concept, Metro
established two functional plans – the Urban Growth Management Functional Plan
(Functional Plan) and the Regional Transportation Functional Plan (RTFP). The
Functional Plan is the general implementation tool for achieving the goals and
objectives in the 2040 Growth Concept. The RTFP is the primary implementation
tool for transportation-related policies.
As described in Section 5(e)(2) of the Metro Charter, the Functional Plan requires
that cities update comprehensive plans and implementing regulations to comply
with regional policies. The Functional Plan currently includes 11 Titles. The applicable
Titles of the Functional Plan (Chapter 3.07) are addressed below, along with findings
for the RTFP.
Title 1: Housing Capacity
3.07.120(b) Each city and county shall adopt a minimum dwelling unit density for
each zone in which dwelling units are authorized except for zones that authorize
mixed-use as defined in section 3.07.1010(gg). If a city of county has not adopted
minimum density for such a zone prior to March 16, 2011, the city or county shall
adopt a minimum density that is at least 80 percent of the maximum density.
Finding: The RMA, RMB, and RMC zones each have a designated minimum density.
State law does not allow maximum density in zones where single-detached
dwellings are allowed, so the minimum density cannot be set as a percentage of the
maximum density. The minimum densities established in RMA (17 units per acre),
RMB (10 units per acre), and RMC (7 units per acre) are equal to or greater than the
densities established in the zones they replace (R2, R4, R5, R7, and R10). The zones
also have no maximum density and allow a wider variety of housing types.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Title 1.
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Title 7: Housing Choice
3.07.730 Requirements for Comprehensive Plan and Implementing Ordinance
Changes. This section requires cities to have strategies ensure a “diverse range of
housing types.”
Finding: Beaverton’s Comprehensive Plan complies with Title 7. For example:
o

Comprehensive Plan Goal 3.2.1, Policy a)ii. says: “Allow a wider variety of
housing choices that can accommodate a range of ages, household sizes
and/or income levels while ensuring the new housing responds to the scale
and form of the neighborhood.”

o

Comprehensive Plan Goal 4.2.1 says: “Provide a variety of housing types that
meet the needs and preferences of residents”. Policies under that goal
include Policy a) that calls for sufficient land that is appropriately zoned to
meet a full range of housing needs and Policy c) that calls for the city to
identify emerging housing types and regularly update the Development Code
to allow them.

o

Comprehensive Plan Goal 3.8.1 says: “Complete and livable Neighborhoods”
and Policy e) under that goal says: “e) Provide opportunities for a variety of
housing types in all residential plan designations while maintaining a scale and
character consistent with the intent of each plan designation.”

In addition to existing goals and policies, the proposed Comprehensive Plan
amendments provide supportive policy changes to implement additional housing
variety in the Development Code by updating the Comprehensive Plan land use
designations and implementing zones for those designations; providing policy
direction on how those land use designations and zones should be applied; updating
the land use designations and implementing zones that are similar to Washington
County designations so they can be applied after annexations; and making other
changes to enhance the clarity and consistency of the Comprehensive Plan.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Title 7.
Title 8: Compliance Procedures
Finding: Title 8 establishes a process for determining whether city or county
comprehensive plans and land use regulations substantially comply with
requirements of the Functional Plan and requires cities to submit proposed
comprehensive plan amendments to Metro for their review. Metro requires the city
to submit the proposed amendment to Metro at least 35 days before the first
evidentiary hearing, which is the Planning Commission hearing. The city provided the
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notice on April 5, 2022, more than 35 days before the Planning Commission hearing.
The city has not received any comments from Metro.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Title 8.
Regional Transportation Functional Plan
Title 5: Amendment of Comprehensive Plans
Finding: Title 5 of the RTFP addresses the amendment of comprehensive plans.
However, the proposed amendment does not include:
1. any proposed changes to the Transportation Element (Chapter 6),
2. any proposed changes to the Transportation System Plan (TSP), or
3. new development; therefore, approval criteria A-E in Title 5 are not
applicable.
In Title 5, 3.08.510 (A) Requires cities or counties to address prior sections in 3.08
when completing analysis within the state’s Transportation Planning Rule
(specifically, OAR 660-012-0060). ORS 197.758 Sec. 3 (5) states that this analysis to
determine whether or not a comprehensive plan amendment significantly affects an
existing or planned transportation facility is not required when the comprehensive
plan or land use regulations allow middle housing. Thus, subsection (A) of this rule is
not applicable. Similarly, subsection (B) of Title 5 of the RTFP allows for specific
actions to be adopted in comprehensive plans that would permit cities or counties to
utilize a trip reduction in the traffic impact analysis within the Transportation
Planning Rule. Because ORS 197.758 Sec. 3 (5) specifically exempts local
jurisdictions from needing to comply with the traffic impact analysis when amending
a comprehensive plan or land use regulations to facilitate middle housing, subsection
(B) of Title 5 of the RTFP is not applicable.
Sections 3.08.510 (C) through (E) of Title 5 require cities and counties to complete
additional analysis when adopting comprehensive plan and transportation system
amendments related to transportation projects on the Regional Transportation Plan
(RTP) project list. The proposed comprehensive plan amendment will not amend
Chapter 6 of the comprehensive plan which contains the City’s adopted
Transportation System Plan. Furthermore, this comprehensive plan amendment
does not propose to add or remove any transportation projects from the City’s
transportation project list, and thus does not propose to add or remove any
transportation projects on the RTP’s project list. Thus, subsections (C) through (E)
are not applicable.
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The city’s 2035 TSP was adopted in 2010 with full review by Metro for consistency
with the 2035 Regional Transportation Plan (RTP). The Transportation Element is
expected to be amended in the next two to three years to ensure compliance with
Metro’s updated RTP, now known as the 2018 Regional Transportation Plan.
Conclusion: Staff find that the rules contained within Title 5 of the Regional
Transportation Functional Plan are not applicable to this comprehensive plan
amendment.
Metro Compliance Summary: Staff finds that the proposed comprehensive plan
amendment is consistent and compatible with the applicable titles of the Metro Urban
Growth Management Functional Plan and the Regional Transportation Plan.

Section 1.5.1.A.3
The proposed comprehensive plan amendment is consistent with the City’s Comprehensive
Plan and other applicable local plans.
Comprehensive Plan Chapter 1: Procedures Element
Finding: Compliance with Chapter 1 was described above in findings for the
Comprehensive Plan Amendment Procedures and Approval Criteria and the findings
for Statewide Planning Goal 1. Those findings, which described the approval process
and the May 11 public hearing, are incorporated here by reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Chapter 1: Procedures Element.
Comprehensive Plan Chapter 2: Community Involvement Element
Goal 1: The Planning Commission, City Council, and other decision making bodies
shall use their best efforts to involve the community in the planning process.
Finding: The Comprehensive Plan’s Procedure’s Element and the city’s Development
Code procedures were created based on and have been found consistent with the
Community Involvement Element. Those findings are incorporated here by
reference. Approval procedures include a public hearing before the Planning
Commission and a City Council public hearing to adopt the ordinance. The Planning
Commission and City Council also held several public work sessions to discuss the
project and the draft code amendments prior to the May 11 Planning Commission
hearing.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Chapter 2: Community Involvement Element.
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Comprehensive Plan Chapter 3: Land Use Element
Goal 3.1.1: Encourage development and land use patterns that support a variety of
transportation options.
Policy 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.
Finding: The proposed Chapter 3 Comprehensive Plan amendments provide land
use designations and corresponding implementing zoning districts (found in the
proposed Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that
provide the opportunity to have additional housing variety and density throughout
the Neighborhoods designation, but also include policy changes that indicate zoning
with additional density is appropriate near transit and services. Proposed Policy d)
under Goal 3.8.2 indicates that “Implementing zones with higher minimum density
may be applied relatively closer to transit, major intersections or highway
interchanges, and implementing zones with lower minimum density may be applied
farther from those areas.”
Goal 3.2.1 Provide for thoughtful and strategic infill and redevelopment.
Policy a) Provide a set of residential infill guidelines and standards that encourage
compatible infill development, consistent with the following principles:
i. Provide flexibility on development standards when it can help preserve
trees and natural resources.
ii. Allow a wider variety of housing choices that can accommodate a range of
ages, household sizes and/or income levels while ensuring the new housing
responds to the scale and 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.
Finding: Chapter 3 Comprehensive Plan amendments provide land use designations
and corresponding implementing zoning districts (found in the proposed
Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that provide the
opportunity to have additional housing variety and density throughout the
Neighborhoods designation and in some cases in the Mixed Use Corridors and
Neighborhood Centers designations. The RMA, RMB, and RMC implementing zones
allow single-detached homes, duplexes, triplexes, quadplexes, townhomes and
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cottage clusters, and RMA and MR allow multi-dwellings (such as apartments). That
variety of housing types can accommodate a range of ages, household sizes and
income levels (assuming smaller units are less expensive than larger units). Those
zones are applied in some areas that are close to transit services, commercial areas,
parks and other important destinations.
Goal 3.3.1 Promote sustainable development, resilience, and resource protection
Policy a) Use land effectively in urban areas to relieve development pressure in rural
areas and help protect farms, forests and natural resources.
Finding: Chapter 3 Comprehensive Plan amendments provide land use designations
and corresponding implementing zoning districts (found in the proposed
Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that provide the
opportunity to have additional housing variety and density throughout the
Neighborhoods designation. The Comprehensive Plan amendments propose
minimum densities of 7 units per acre in RMC, 10 units per acre in RMB and 17 units
per acre in RMA, with much higher densities allowed because of the variety of
housing types allowed and reduced minimum lot sizes in the proposed Development
Code amendments. The RMA, RMB, and RMC implementing zones allow singledetached homes, duplexes, triplexes, quadplexes, townhomes and cottage clusters,
and RMA and MR allow multi-dwellings (such as apartments). The flexibility and
available density ensure effective and efficient use of land within urban areas to
relieve development pressure in rural areas and protect farms, forests, and natural
resources.
Goal 3.4.1 Provide effective and inclusive planning and development review
services
Policy d) Apply zoning districts consistent with Comprehensive Plan policies;
applicable Community Plans; adopted Comprehensive Plan designations, as
identified in the Comprehensive Plan and zoning district matrix, below; and the
following policies.
Finding: The Comprehensive Plan amendment 2022-0004 proposes changes to the
Comprehensive Plan and zoning district matrix to comply with 2019’s House Bill
2001, which is state law, and Oregon Administrative Rules 660 Division 46: Middle
Housing in Medium and Large Cities. These amendments delete “Low Density
Neighborhoods” as a designation, change the name of “Standard Density
Neighborhoods” to “Lower Density Neighborhoods” and change the implementing
zones for all three land use designations to designate which of the new and renamed
zoning districts are implementing districts in each land use designation. See Table 1:
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Proposed Comprehensive Plan and Zoning Matrix changes above. The consistency
with the Comprehensive Plan is described under Section 1.5.1.A.2 of this staff report.
Future zoning district applications will follow the policies in the proposed
amendments if they are approved and become effective. Proposed amendments
TA2022-0002 and ZMA2022-0004 apply the zoning districts consistent with the
proposed Comprehensive Plan amendments described in this staff report.
Goal 3.4.2 Coordinate with Washington County on planning for the Urban
Planning Area
Policy a) Coordinate with Washington County on planning and development review
for the area outside city limits but within the Urban Planning Area, consistent with
the adopted Urban Planning Area Agreement between the City of Beaverton and
Washington County.
Finding: The Washington County-Beaverton Urban Planning Area Agreement says in
Section V.A.: “The CITY and COUNTY agree that when annexation to the CITY takes
place, the transition in land use designation from one jurisdiction to another should
be orderly, logical and based upon the process in B, below.” In Section V.B., it says,
“Upon annexation, the CITY shall initiate changes to the Comprehensive Plan land
use and zoning designations corresponding as closely as possible to designations
already adopted by the COUNTY. The CITY shall maintain a list of COUNTY land use
designations and the corresponding CITY comprehensive plan and zoning
designations.” The list referred to in Section V.B. is maintained in Land Use Element
Table 1.5.2., which is shown in Table 2 in the background section of this staff report.
Proposed changes to Land Use Element Table 1.5.2, shown above in the background
section, includes proposed amendments to Chapter 1 of the Comprehensive Plan to
identify Beaverton land use designations and zoning districts that are similar to
Washington County’s designations. City staff evaluated the permitted land uses,
densities and other related development standards in Washington County’s
proposed amendment to implement House Bill 2001 and Beaverton’s proposed
amendments to implement HB2001 to determine which Beaverton land use
designations and zoning districts were similar. City staff shared the proposed Table
1.5.2 with Washington County staff and received no comments. If the proposed
amendments are approved and proposed Table 1.5.2 becomes effective, properties
within the Washington County district designations shown in Table 1.5.2 will be
assigned the corresponding Beaverton land use designation and zoning district
through a Type I, non-discretionary City Council action. Staff coordinated with
Washington County both in the development of the Urban Planning Area Agreement
and the proposed amendments.
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 41

41

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Goal 3.8.1 Complete and livable neighborhoods
Policy a) Regulate maximum residential density by zone to maintain a balance
between planned land uses and infrastructure capacity.
Finding: This policy is proposed for revision because Oregon Administrative Rules
660 Division 46 do not allow maximum density for duplexes, triplexes, quadplexes
and cottage clusters. The proposed Development Code amendments regulate these
uses by minimum lot size in RMA, RMB, and RMC. MR and RMA still regulate multidwellings using maximum density. The proposed amendment to Policy a) reflects
the new regulatory environment and, if approved, would read: “Regulate maximum
residential density and/or minimum lot area by zone to maintain a balance between
planned land uses and infrastructure capacity.” The proposed amendments are still
consistent with the current Policy a) because regulation by maximum density is used
where allowed by law.
Policy b) Regulate minimum residential density to ensure efficient use of residential
land and meet regional housing needs.
i. Generally, the zoning code should require that residential development
achieve at least 80% of the maximum density allowed in the applicable
zoning district.
ii. Minimum densities should be calculated excluding significant natural
resource areas and other constrained lands.
Finding: This policy is proposed for revision because maximum density is not allowed
as a development regulation for some uses, as described in the finding for Policy a)
above. The proposed amendments would add “where applicable” to “i” so it would
read: “Generally, the zoning code should require that residential development
achieve at least 80% of the maximum density, where applicable, allowed in the
applicable zoning district.” The proposed amendments are still consistent with the
current Policy b) because a minimum residential density of 80 percent of the
maximum density is still applied where applicable. The proposed Development Code
amendments also set a minimum density for RMA, RMB, and RMC that is at or above
the previous minimum density for the current zoning districts that make up RMA,
RMB, and RMC (R2, R4, R5, R7, and R10). The proposed amendments also are
consistent with Policy b)ii. because the Development Code definition of “net
acreage” still subtracts natural resource areas and other constrained lands.
Policy c) Allow flexibility through lot size averaging and other tools to provide
flexibility and housing variety while maintaining an overall density consistent with
the Comprehensive Plan designation and zoning.
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Finding: This policy is proposed for revision because proposed Development Code
changes reduce the lot size well below current standards and basically rely on
minimum lot size to establish which housing types are allowed on which lot sizes.
Minimum lot sizes also differentiate RMA, RMB, and RMC. In the end, the proposed
code’s flexibility regarding minimum lot sizes and housing types makes the lot size
averaging tool unnecessary. The policy goal of flexibility remains, so the proposed
Comprehensive Plan amendments would change Policy c) to read: “Allow flexibility
to provide housing variety while maintaining an overall density consistent with the
Comprehensive Plan designation and zoning.” The proposed Comprehensive Plan
amendment provides flexibility consistent with Policy c) because RMB and RMC
have two different implementing zones. The proposed Development Code
amendment also provides significant flexibility consistent with Policy c) in allowed
uses, lot sizes, and other development standards.
Policy d) For development that achieves a public benefit or goal (i.e. increased
housing options, public space or affordable housing) the city may provide
opportunities in the Development Code to allow additional housing units that exceed
the ranges listed for each Comprehensive Plan designation.
Finding: Policy d) is proposed for revision because the proposed Comprehensive
Plan amendment includes policies that advocate for additional units and density and
the proposed Development Code amendment will allow significant by right flexibility
in the housing types and number of units allowed on a site. This means incentives for
additional housing units might not be effective because additional housing units are
already allowed. A broader goal that more broadly advocates for incentives and
provides additional floor area or housing units as an example provides more
flexibility for future Development Code incentives considered by the City Council. If
the proposed amendments are approved and take effect, Policy d) would read: “For
development that achieves a public benefit or goal, such as increased housing
options, public space or affordable housing, the city may provide code incentives,
such as opportunities for additional floor area or housing units.” The proposed
amendments are consistent with this policy as well because the tree preservation
incentive offers an incentive (an additional 600 feet of floor area, which is large
enough for another housing unit) for the public good of preserving large trees.
Policy e) Provide opportunities for a variety of housing types in all residential plan
designations while maintaining a scale and character consistent with the intent of
each plan designation.
As described in the background section above and described in findings for other
goals and policies, the Comprehensive Plan amendment includes land use
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designations and implementing zones that allow significant housing variety and
include site and design standards that require development to respond to context,
including setbacks, floor area ratio maximums (which control the maximum floor
area allowed on a lot), height limits, outdoor area requirements, tree planting
requirements and other design features.
Policy f) Facilitate development of housing that is affordable to a range of incomes,
including low-income households.
Finding: The proposed Comprehensive Plan land use designations and their
corresponding implementing zones, including MR, RMA, RMB, and RMC, allow for a
variety of housing options with flexible development rules that allow the
development of housing in a variety of configurations and sizes. These housing types
include single-detached homes, duplexes, triplexes, quadplexes, townhouses and
cottage clusters, as well as multi-dwellings (apartments with five or more units) in
MR and RMA. The proposed amendments in TA 2022-0002 also reduce setbacks in
some areas and allow detached plexes (for example, a fourplex could be either four
units in one building or four separate individual homes on a lot). Property
owners/developers have options to build large single-detached homes intended for
higher-income households or plexes with small units that are more affordable for
households with lower incomes.
Policy h) Use Crime Prevention through Environmental Design (design that provides
opportunities for “eyes on the street” through street-facing windows and doors) to
reduce graffiti, vandalism and other property crimes and to promote a feeling of
safety for pedestrians.
Finding: The Comprehensive Plan land use designations’ implementing zones include
design standards that require a minimum 15 percent window percentage facing the
street and require a doorway facing the street. The design standards also require
outdoor open areas and other features to promote community. A side effect of
these standards is that they create more interaction between the private property
and public property, which could provide a sense of safety for many community
members.
Goal 3.8.2 Low and Standard Density Neighborhoods: Provide residential
neighborhoods that emphasize detached housing and integrate parks, schools,
and other community institutions.
Goal 3.8.2 is proposed for revision to reflect the deletion of the Low Density
Neighborhoods designation and the renaming of the Standard Density
Neighborhoods designation as “Lower Density Neighborhoods.” In addition, the goal
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is revised to call for an emphasis on housing variety rather than detached housing to
make it more consistent with the proposed amendments and the state law
requirement that the city allow middle housing. If the amendments take effect, the
goal would read: “Lower Density Neighborhoods: Provide residential neighborhoods
that emphasize housing variety and integrate parks, schools and other community
institutions.”
Policy a) Allow and encourage a variety of housing types that respond to the scale
and form of existing neighborhoods as a way to increase housing options within
established neighborhoods while recognizing neighborhood character.
Finding: The proposed Comprehensive Plan land use designation of Lower Density
Neighborhoods and its corresponding implementing zones, RMB and RMC, allow for
a variety of housing options with flexible development rules that allow the
development of housing in a variety of configurations and sizes. These housing types
include single-detached homes, duplexes, triplexes, quadplexes, townhouses, and
cottage clusters. Site and building design standards in the TA 2022-0002 proposed
Development Code amendments also include height, bulk, setback, tree planting,
parking and other standards that allow single-detached homes and middle housing
in a way that considers context and neighborhood character. The text amendments
for implementing zones in this land use designation also propose different zones
that reflect the geographies of the current zoning districts. RMB (currently the R4
and R5 zones), and RMC (currently the R7 and R10 zones). Standards for minimum
lot size, minimum density, maximum floor area ratio and other requirements vary
according to the three zones so the Development Code can recognize neighborhood
character and context.
Policy b) Establish zoning regulations that allow housing at generally the following
residential densities, while allowing for flexibility as described under Goal 3.8.1:
o

i. Low Density Neighborhoods: one dwelling unit per 10,000-12,500
square feet of residential land area

o

ii. Standard Density Neighborhoods: one dwelling unit per 5,000-10,000
square feet of residential land area

Finding: Policy b) is proposed for revision because state law and Oregon
Administrative Rules 660 Division 46 require Beaverton to allow middle housing in
areas where single-detached homes area allowed, and maximum densities cannot be
applied to limit the development of middle housing. The proposed Development
Code amendments regulate these uses by minimum lot size in RMB and RMC. The
proposed amendment to Policy b) reflects the new regulatory environment and, if
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approved, would read: “Establish zoning regulations that allow housing variety at
low-to-medium densities, with the lowest minimum density of 7 units per acre.”
Policy d) The Standard Density Neighborhood designation may be applied in areas
that have limited access to transit and are not located at a major intersection or
highway interchange; or areas that are presently developed with predominately
single family homes.
Finding: Policy d) is proposed for revision because the land use designations and
implementing zones are changing to comply with state laws requiring Beaverton to
allow middle housing in areas that formerly allowed predominantly single-detached
houses. The Comprehensive Plan amendments in CPA 2022-0004 propose to
rename Standard Density Neighborhood to “Lower Density Neighborhood.” The
amendments show RMB and RMC as implementing zones for the Lower Density
Neighborhoods designation. If approved, the proposed amendments would change
Policy d) to read: “The Lower Density Neighborhood designation may be applied in
areas that are presently developed with predominantly single-detached homes, have
limited access to transit and are not near a major intersection or highway
interchange. Implementing zones with higher minimum density may be applied
relatively closer to transit, major intersections or highway interchanges, and
implementing zones with lower minimum density may be applied farther from those
areas.”
The proposed revisions would:
o

Reflect the land use designation name change to “Lower Density
Neighborhoods.”

o

Provide decision-makers locational policy guidance when determining they
are using judgment about which implementing zone is appropriate on a given
site within the Lower Density Neighborhoods designation. Higher density
(RMB) nearer to transit, major intersections and highway interchanges and
lower density (RMC) farther from those features.

Goal 3.8.3 Medium and High Density Neighborhoods: Provide for a variety of
housing types and higher residential densities in areas with more amenities and
transit service.
Goal 3.8.3 is proposed to be revised to read: “Medium Density Neighborhoods and
High Density Neighborhoods: Provide for a variety of housing types and higher
residential densities in areas with more amenities and transit service.” The proposed
amendment does not change the meaning of the goal but makes it clearer that it
applies to two land use designations.
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Policy a) Provide for a variety of housing types, with an emphasis on multifamily and
attached single family housing.
Finding: Policy a) is proposed to be revised to read: “Provide for a variety of housing
types, including single-detached homes, while emphasizing multi-dwelling and
middle housing.” The proposed revisions reflect the proposed amendments in TA
2022-0002 to allow middle housing in areas where single-detached homes are
allowed, consistent with state law and Oregon Administrative Rules 660 Division 46.
The proposed Comprehensive Plan land use designations and their corresponding
implementing zones, including MR, RMA, and RMB, allow for a variety of housing
options with flexible development rules that allow the development of housing in a
variety of configurations and sizes. These housing types include single-detached
homes (except in MR), duplexes, triplexes, quadplexes, townhouses, and cottage
clusters, as well as multi-dwellings (apartments with five or more units) in MR and
RMA.
Policy b) Establish zoning regulations that allow housing at generally the following
residential densities, while allowing for flexibility as described under Goal 3.8.1:
i. Medium Density Neighborhoods: one unit per 2,000-5,000square feet of
residential land area
ii. High Density Neighborhoods: one unit per 1,000-2,000 square feet of
residential land area
Finding: Policy b) is proposed for revision because state law and Oregon
Administrative Rules 660 Division 46 require Beaverton to allow middle housing in
areas where single-detached zoning is allowed, and maximum densities cannot be
applied to limit the development of middle housing. The proposed Development
Code amendments regulate these uses by minimum lot size in RMA and RMB. MR
and RMA still regulate multi-dwellings using maximum density (expressed as
minimum land area per dwelling unit). The proposed amendment to Policy b) reflects
the new regulatory environment and, if approved, would read: “Establish zoning
regulations that allow housing that is consistent with the following residential
density policies, while allowing for flexibility as described under Goal 3.8.1:
i. Medium Density Neighborhoods: allow housing variety at medium densities,
with the lowest minimum density at 10 units per acre.
ii. High Density Neighborhoods: one unit per 1,000 square feet of residential
land area.”

Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 47

47

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Policy c) Focus the highest density housing closest to transit, commercial services,
parks, and/or other amenities, to provide convenient access to these amenities by as
many households as possible.
Finding: The proposed Comprehensive Plan amendments retain the geographic
locations of the Comprehensive Plan land use designations, which were previously
found to be consistent with this policy. After the proposed amendments take effect,
the land use designations will still have implementing zones that scale up density as
they get closer to transit, commercial services, and other amenities.
Policy h) The Medium and High Density Neighborhoods designations may be applied
in areas that have walkable access to transit, commercial services, parks, and/or
other amenities. The Medium Density Neighborhood may serve as a transition
between Standard Density or Low Density Neighborhoods and higher density
neighborhoods or commercial or mixed use designations.
Finding: Policy h) is proposed for revision to reflect the change in the names of the
land use designations. The revisions would delete “Standard Density or Low Density”
in the above policy and replace it with “Lower Density” because “Low Density” was
deleted and “Standard Density” was renamed “Lower Density.” Otherwise, the
proposed Comprehensive Plan amendments retain the geographic locations of the
Comprehensive Plan land use designations, which were previously found to be
consistent with this policy.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Chapter 3 of the Comprehensive Plan.
Comprehensive Plan Chapter 4: Housing
Goal 4.1.1 Provide an adequate supply of housing to meet future needs
Policy b) Support higher density infill development that capitalizes on existing
infrastructure and where impacts can be mitigated
Finding: The proposed Comprehensive Plan land use designations and their
corresponding implementing zones, including MR, RMA, RMB, and RMC, allow for a
variety of housing options with flexible development rules that allow the
development of housing in a variety of configurations and sizes. These housing types
include single-detached homes, duplexes, triplexes, quadplexes, townhouses, and
cottage clusters, as well as multi-dwellings (apartments with five or more units) in
MR and RMA. The proposed amendments will allow infill development to occur,
which will add to the housing supply. Impacts are mitigated through design
standards implemented through the proposed amendments, which include
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setbacks, buffers, outdoor open area, tree planting requirements, context-sensitive
height limitations, and other methods.
Goal 4.2.1 Provide a variety of housing types that meet the needs and preferences
of residents
Policy a) Ensure that sufficient land is appropriately zoned to meet a full range of
housing needs, including an adequate amount of detached single family housing to
meet projected demand
As described in the background section above and described in findings for other
goals and policies, the Comprehensive Plan amendment includes land use
designations and implementing zones that allow significant housing variety and
include site and design standards that require development to respond to context,
including setbacks, floor area ratio maximums (which control the maximum floor
area allowed on a lot), height limits, outdoor area requirements, and other design
features. Single-detached dwellings are allowed throughout the Lower Density
Neighborhoods and Medium Density Neighborhoods land use designations and the
RMA, RMB, and RMC zoning districts.
Policy c) Identify and research emerging housing types and regularly consider
appropriate updates to the Development Code to allow for their development
Finding: As described in the background section above and described in findings for
other goals and policies, the Comprehensive Plan amendment includes land use
designations and implementing zones that allow significant housing variety. Middle
housing is allowed in the Lower Density Neighborhoods, Medium Density
Neighborhoods and High Density Neighborhoods land use designations. These
housing types once were allowed in Beaverton but were removed as allowed uses in
the 1960s through 1970s. Allowing these uses will enable a re-emergence of the
housing types in neighborhoods. The implementing zones for the land use
designations also include flexible standards that will allow creativity and innovation
to occur regarding housing types and configurations.
Policy e) When considering comprehensive plan and zoning map amendments,
address the potential impacts of densification, including increased traffic and noise,
on established neighborhoods
Finding: The Comprehensive Plan amendment revises and applies Lower, Medium,
and High Residential Neighborhoods land use designations to the same geographical
area as the current area covered by the Neighborhoods land use designations. The
land use designations have implementing zones that allow a range of housing types,
including middle housing because state law and Oregon Administrative Rules 660
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Division 46 require Beaverton to allow middle housing in areas where singledetached homes are allowed. The proposed amendments to the implementing zones
include design standards that address some impacts of allowing additional density,
including tree planting, outdoor open area requirements, limits on the amount of
street frontage that can be taken up by parking, and minimum off-street parking
standards.
Policy i) Provide adequate opportunities for residents to be involved in decisions
affecting their neighborhoods
Finding: Compliance with Comprehensive Plan Goal 4.2.1 was described above in
findings for Goal 1 Citizen Involvement in the Statewide Planning Goals section.
Those findings, which describe the city’s community involvement program and
approach to equitable engagement, are incorporated here by reference.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Chapter 4 of the Comprehensive Plan.
7.5.1 Goal: Development projects and patterns in the City that result in reduced
energy consumption.
7.5.2 Goal: Increased use of solar energy and other renewable energy resources in
new development in the City.
Policy b) Encourage higher density development where appropriate.
Finding: The land use designations have implementing zones that allow a range of
housing types and densities, including middle housing because state law and Oregon
Administrative Rules 660 Division 46 require Beaverton to allow middle housing in
areas where single-detached homes are allowed. Maximum density also is not
allowed for most of the housing types. The proposed amendments allow additional
residential density at a scale that is appropriate for the Neighborhoods, Mixed Use
Corridors and Neighborhood Centers land use designations. The MR, RMA, RMB, and
RMC zones also have minimum densities that to ensure efficient use of land.
Policy h) The City shall retain and apply regulations requiring consideration of solar
energy options in the development process.
Finding: City land use policies and zoning regulations support solar energy options,
and adding solar energy capacity is allowed in the Neighborhoods, Mixed Use
Corridors, and Neighborhood Centers land use designations, which all include one or
more of the MR, RMA, RMB, and RMC implementing zones. The proposed
Development Code amendments in TA2022-0002 delete the city’s solar access
protection standards, which currently only apply to the R5, R7 and R10 zones. This
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section of code was written to ensure solar access to single-detached dwellings, and
there is no practical way to apply the standards to the mix of housing types allowed
in the proposed RMA, RMB, and RMC zones. It also would take significant work to
determine how to make them entirely clear and objective and compliant with state
laws regarding middle housing and middle housing land divisions. The development
review process, though, does allow additional of solar energy facilities in residential
neighborhoods.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Chapter 7 of the Comprehensive Plan.
Comprehensive Plan Summary Conclusion: Staff finds the amendment meets the criterion
for approval and is consistent with the City’s Comprehensive Plan and other applicable local
plans.

STAFF RECOMMENDATION
Based on the facts and findings presented, staff offers the following recommendation for
the conduct of the May 11, 2022, public hearing for CPA2022-0004, Housing Options
Project Comprehensive Plan Amendment.
A.

Conduct the public hearing and receive all public testimony relating to the
proposal.

B.

Considering the public testimony and the facts and findings presented in the staff
report, deliberate on policy issues and other issues identified by the Commission or
the public.

C.

Recommend APPROVAL of comprehensive plan amendment application
CPA2022-0004 Housing Option Project Comprehensive Plan Amendment to the
City Council.
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TA2022-0002 TEXT AMENDMENT ANALYSIS AND
FINDINGS
TA2022-0002 Text Amendment Procedures and
Approval Criteria
Section 40.85.15.1.C of the Code specifies that to approve a Development Code Text
Amendment application, the decision-making authority shall make findings of fact, based
on evidence provided by the applicant, that all of the criteria specified in Section
40.85.15.1.C.1-7 are satisfied. The following are the findings of fact for TA2022-0002
Housing Options Project Development Code Text Amendment:

Section 40.85.15.1.C.1
Criterion: The proposal satisfies the threshold requirements for a Text Amendment
application.

FINDING
Section 40.85.15.1.A.1 specifies that an application for a Development Code Text
Amendment shall be required when there is any change to the Development Code,
excluding changes to the zoning map.
TA2022-0002 proposes changes to all chapters in the Development Code:
•

•

Chapter 10 changes include new text that indicates Homeowners Associations rules
must comply with City Code Chapter 5 and state law; updated text that indicates
new Design Review applications are subject to Facilities Review; and an updated
table for the classification of zoning districts based on new districts proposed in
ZMA 2022-004, which includes:
o

R1 is proposed to keep the same geography but is renamed Multi-unit
Residential, or MR

o

R2 is proposed to keep the same geography and become RMA.

o

R4 and R5 are proposed to merge into RMB, so RMB is applied to the
entire geography covered by R4 plus R5 .

o

R7 and R10 are proposed to merge RMC, so RMC is applied to the entire
geography covered by R7 plus R10.

Chapter 20 changes include:
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o

For Residential Land Use districts, updating new zone names; updating
allowed land uses since existing zones are being consolidated into new
zones; updating dwellings categories to address more specific housing
types; modifying site development standards, which includes updating
standards based on more specific housing types, adding new standards
(such as maximum floor area ratio), and deleting existing standards (such
as minimum land area, lot dimensions for land divisions less than 2 acres,
and reduced yard setbacks); and adding a provision that requires housing
variety for residential developments in the South Cooper Mountain
Community Plan.

o

For Commercial Land Use districts, updating dwellings categories to
address more specific housing types; updating allowed land uses for new
housing types being added to the table; modifying the site development
standard for minimum land area for residential developments since
attached and detached dwellings will be treated similarly in the proposed
update; and adding a provision that requires housing variety for residential
developments in the South Cooper Mountain Community Plan.

o

For Multiple Use Land Use districts, updating dwellings categories to
address more specific housing types; updating allowed land uses for new
housing types being added to the table; and adding a provision that
requires housing variety for residential developments in the South Cooper
Mountain Community Plan.

o

For Density Calculations and Bulk, updating how minimum density is
calculated, adding exceptions to minimum density standards in the RMA,
RMB and RMC zones, and updating the approach to Floor Area Ratio
(FAR).

o

Adding a new section, Additional Height Limitations in RMB and RMC,
which provides additional height limitations for development near the
front and rear setbacks, which are reduced in the code update.

•

Chapter 30 changes include updating text to clarify that duplexes are allowed in
addition to single-detached dwellings on any lot with an area deficiency, as required
by state law.

•

Chapter 40 changes include adding three new Design Review applications (SingleDetached and Middle Housing Design Review One, Single-Detached and Middle
Housing Design Review Two, and Single-Detached and Middle Housing Design
Review Three); updating the Applicability section for Design Review; updating the
threshold for Design Review Two; and updating the Land Division and

Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 53

53

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Reconfiguration section, which includes a new Preliminary Middle Housing Land
Division section and updates to the Expedited Land Division section.
•

Chapter 50 changes include adding process provisions for Middle Housing Land
Divisions to the Expedited Land Division section and updating the Expiration of
Decision list based on new applications in Chapter 40.

•

Chapter 60 changes include adding a new section, Design Standards and Guidelines
for Single-Detached Dwellings and Middle Housing, that applies to the RMA, RMB
and RMC zones; adding clarifying language in other sections that exempts some
developments in RMA, RMB and RMC from certain standards or guidelines; adding
language to Design Review regarding clear and objective criteria for properties
within the South Cooper Mountain Community Plan; updating the Land Division
Standards, Mobile and Manufactured Home Regulations, Off-street Parking and
Planned Unit Development sections to be compliant with recent changes in state
law; updating the requirements for off-street parking lot design; deleting the Solar
Access Protection section because it was written with exclusively single-detached
dwellings in mind and there is no practical way to apply them to the mix of housing
types allowed in the RMA, RMB and RMC zones (and it also would take significant
work to determine how to make them entirely clear and objective and compliant with
state laws regarding middle housing and middle housing land divisions); updating the
Special Use Regulations section, which includes rules for Accessory Dwelling Units,
Accessory Use or Structures, and Projections into Required Yards and Public Rightof-Way; adding pedestrian circulation requirements for single-detached dwellings
and middle housing to the Transportation Facilities section; and replacing existing
residential zone names (R1, R2, R4, R5, R7 and R10) with new zone names (RMA,
RMB and RMC) throughout the chapter.

•

Chapter 70 changes include updating dwellings categories to address more specific
housing types and updating allowed land uses for new housing types being added to
the table.

•

Chapter 90 updates include new or updated definitions for dwelling types, and
various terms associated with residential dwellings (such as carports, frontage and
floor area).
Conclusion: Staff finds that the proposed amendment is consistent with the Section
40.85.15.1.C.1.

Section 40.85.15.1.C.2
Criterion: All City application fees related to the application under consideration by the
decision making authority have been submitted.
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FINDING
Policy Number 470.001 of the City’s Administrative Policies and Procedures manual
states that fees for a city-initiated application are not required where the application
fee would be paid from the City’s General Fund. The Planning Division, which is a
General Fund program, initiated the application. Therefore, the payment of an
application fee is not required.
Conclusion: Staff find that criterion 40.85.15.1.C.2 is not applicable.

Section 40.85.15.1.C.3
Criterion: The proposed text amendment is consistent with the provisions of the Metro
Urban Growth Management Functional Plan.

FINDING:
Metro’s 2040 Growth Concept establishes a vision for the preferred form of regional
growth and development. To implement the 2040 Growth Concept, Metro
established two functional plans – the Urban Growth Management Functional Plan
(Functional Plan) and the Regional Transportation Functional Plan (RTFP). The
Functional Plan is the general implementation tool for achieving the goals and
objectives in the 2040 Growth Concept. The RTFP is the primary implementation
tool for transportation-related policies.
As described in Section 5(e)(2) of the Metro Charter, the Functional Plan requires
that cities update comprehensive plans and implementing regulations to comply
with regional policies. The Functional Plan currently includes 11 Titles. The applicable
Titles of the Functional Plan (Chapter 3.07) are addressed below.
Title 1: Housing Capacity
3.07.120(b) Each city and county shall adopt a minimum dwelling unit density for
each zone in which dwelling units are authorized except for zones that authorize
mixed-use as defined in section 3.07.1010(gg). If a city of county has not adopted
minimum density for such a zone prior to March 16, 2011, the city or county shall
adopt a minimum density that is at least 80 percent of the maximum density.
Finding: The RMA, RMB, and RMC zones each have a designated minimum density.
State law does not allow maximum density in zones where single-detached
dwellings are allowed, so the minimum density cannot be set as a percentage of the
maximum density. The minimum densities established in RMA (17 units per acre),
RMB (10 units per acre), and RMC (7 units per acre) are equal to or greater than the
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densities established in the zones they replace (R2, R4, R5, R7, and R10). The zones
also have no maximum density and allow a wider variety of housing types.
Conclusion: Therefore, staff finds the Text Amendment is consistent with Title 1.
Title 7: Housing Choice
3.07.730 Requirements for Comprehensive Plan and Implementing Ordinance
Changes. This section requires cities to have strategies that ensure a “diverse range
of housing types.”
Finding: Beaverton’s Text Amendment changes provide multiple strategies to
promote housing variety in Chapters 20, 40 and 60.
•

•

•

Chapter 20 updates:
o

Allow middle housing types in all residential zones, including MR (formerly
R1), RMA (formerly R2), RMB (formerly R4 and R5), and RMC (formerly R7
and R10).

o

Reduce the minimum land area to build single-detached dwellings and
middle housing in RMA, RMB, and RMC.

o

Reduce front, rear, and in some cases, side setbacks so that it is easier to
fit larger buildings on a lot.

o

Allow duplexes, triplexes and quadplexes to have a slightly higher
maximum floor area (compared to single-detached dwellings) to improve
feasibility and promote reasonably sized units.

o

Include a provision that requires housing variety for residential
developments in the South Cooper Mountain Community Plan.

Chapter 40 updates:
o

Include new applications for single-detached dwellings and middle
housing which allows middle housing to be reviewed through a Type 1 or
Type 2 process, for which the decision-making authority is the Director (as
opposed to a Type 3 process, currently required for middle housing
developments in all areas where they are allowed, for which the decision
making authority is the Planning Commission).

o

Allow middle housing land divisions to facilitate fee-simple sales of middle
housing. For example, a property could build a duplex and then create
“child lots” under each duplex so the units could be sold rather than
rented.

Chapter 60 updates:
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o

Include clear and objective standards that allow new housing
developments to be reviewed and approved through a Type 1 process, for
which the decision-making authority is the Director (as opposed to a Type
3 process for which the decision making authority is the Planning
Commission).

o

Reduce off-street parking requirements from what is required in the
existing code. For example, the current code requires between 3.75 and
5.25 parking spaces for a triplex, depending on the number of bedrooms.
The draft code would require two or three spaces total for the same
triplex (depending on the lot size), with potential reductions if on-street
parking spaces are present abutting the lot.

Conclusion: Therefore, staff finds the Text Amendment is consistent with Title 7.
Title 8: Compliance Procedures
Finding: Title 8 establishes a process for determining whether city or county
comprehensive plans and land use regulations substantially comply with
requirements of the Functional Plan and requires cities to submit proposed
amendments to land use regulations to Metro for their review. Metro requires the
city to submit the proposed amendment to Metro at least 35 days before the first
evidentiary hearing, which is the Planning Commission hearing. The city provided the
notice on April 5, 2022, more than 35 days before the Planning Commission hearing.
The city has not received any comments from Metro.
Conclusion: Therefore, staff finds the Text Amendment is consistent with Title 8.
Regional Transportation Functional Plan (RTFP)
Title 5: Amendment of Comprehensive Plans
Finding: Title 5 of the RTFP addresses the amendment of comprehensive plans,
which was addressed in the staff report for CPA 2022-0004. To be clear, the
proposed amendment does not include:
1. any proposed changes to the Transportation Element (Chapter 6),
2. any proposed changes to the Transportation System Plan (TSP), or
3. new development; therefore, approval criteria A-E in Title 5 are not
applicable.
As discussed in the findings for Title 5 of the RFP in CPA 2022-0004, staff find that
the rules contained within Title 5 of the Regional Transportation Functional Plan are
also not applicable to this text plan amendment.
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Conclusion: Staff find that the rules contained within Title 5 of the Regional
Transportation Functional Plan are not applicable to this text plan amendment.
Metro Compliance Summary: Staff finds that the proposed Text Amendment is consistent
and compatible with the applicable titles of the Metro Urban Growth Management
Functional Plan and the Regional Transportation Functional Plan.

Section 40.85.15.1.C.4
Criterion: The proposed Text Amendment is consistent with the City's Comprehensive Plan.
Comprehensive Plan Chapter 2: Community Involvement Element
Goal 1: The Planning Commission, City Council, and other decision making bodies
shall use their best efforts to involve the community in the planning process.
Finding: The city’s Development Code procedures were based on and have been
found consistent with the Community Involvement Element. Approval procedures
includes a public hearing before the Planning Commission and a City Council public
hearing to adopt the ordinance.
The Planning Commission and City Council also held several public work sessions to
discuss the project and the draft code amendments prior to the May 11 Planning
Commission hearing. Community members were notified about how to provide
public comment at each work session through email notifications that were sent out
to community members who opted in for project updates.
Section 1.4.1 of the Comprehensive Plan also establishes notice requirements for
legislative amendments including: inter-agency notice of the initial hearing to the
Department of Land Conservation and Development (DLCD), as well as to
Neighborhood Association Committees (NACs) and Beaverton Committee for
Community Involvement (BCCI); publication in a newspaper of general circulation;
posting in Beaverton City Hall and the Beaverton City Library; and posting on the
city’s website. All noticing requirements were completed.
Conclusion: Staff finds that the proposed amendment is consistent with Goal 1 in the
Community Involvement Element.
Goal 2: Actively work to recruit and include individuals of all ethnic, racial, age,
cultural backgrounds, abilities, and sexual orientations, gender identities, and
socio-economic status on City boards, commissions, and in public processes to
reflect and correspond to the City’s demographic profile.

Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 58

58

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Finding: Staff used a racial equity toolkit, developed by the Government Alliance on
Race and Equity (GARE), to help develop housing strategies that reduce racial
inequities and improve success for all communities.
This involved prioritizing engagement with communities most likely to benefit from
more diverse housing options for many reasons, including but not limited to a history
of racial segregation and racist housing practices, the fact that many communities of
color are more likely to be cost-burdened (pay a large percentage of their income for
housing), and the need to accommodate larger families and/or multigenerational
living.
A snapshot of public engagement efforts is below:
o

Engagement activities included community meetings that aimed to
understand community-specific issues and priorities with renters,
immigrants, and communities of color; a Farmer’s Market tabling event;
interviews with affordable housing providers, homebuilders, and advocacy
groups; advisory groups and committees; a virtual open house in English and
Spanish; and surveys in English and Spanish.

o

Communities of Color engaged include African; Arabic, Kurdish, and Middle
Eastern; Black/African American; Asian and South Asian, Latinx and Chicano,
Middle Eastern and North African; Native American; and Slavic.

o

Demographics engaged include formerly houseless persons; renters,
including low-income families with Section 8 vouchers as well as market-rate
renters; homeowners; recent immigrants; multigenerational families; single
parent households; young adults and older adults; male, female and nonbinary
participants; gay, lesbian and transgender participants; and people with
mobility issues.

o

Translated materials: Arabic, Spanish and Thai.

o

Interpretation during meetings: Farsi, Spanish and Thai.

Conclusion: Staff finds that the proposed amendment is consistent with Goal 2 in
the Community Involvement Element.
Comprehensive Plan Chapter 3: Land Use Element
Goal 3.1.1: Encourage development and land use patterns that support a variety of
transportation options.
Policy a) Emphasize pedestrian convenience and safety in all developments and
transportation facilities.
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Finding: Proposed changes to Section 60.05.60 include design standards and
guidelines for pedestrian ways in cottage clusters. Section 60.30 includes updated
bicycle parking requirements for housing developments with at least four units.
Proposed changes to Section 60.55.25 (Street and Bicycle and Pedestrian
Connection Requirements) include new pedestrian circulation requirements for
single-detached dwellings and middle housing, requiring a pedestrian way to
connect at least one main entrance of each residential structure to at least one
adjacent public street and to be hard-surfaced and a minimum of 5 feet wide. Also, in
Section 60.55.25, the proposed amendment limits average block length in a
development to 300 feet for sites in the South Cooper Mountain area larger than 2
acres where the streets do not exist, or where new streets are proposed.
In addition to proposed changes in the text amendment, existing standards in the
Development Code and Beaverton Engineering Design Manual also ensure
pedestrian access.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy a.
Policy b) Encourage development and programs that reduce the need for vehicle
use and ownership.
Finding: Chapter 3 Comprehensive Plan amendments provide land use designations
and corresponding implementing zoning districts (found in the proposed
Comprehensive Plan and Zoning District Matrix under Goal 3.4.1 referenced in the
CPA 2022-0004 Staff Report) that provide the opportunity to have additional
housing variety and density throughout the Neighborhoods designation.
The Comprehensive Plan amendments propose minimum densities of 7 units per
acre in RMC, 10 units per acre in RMB and 17 units per acre in RMA, with much higher
densities allowed because of the variety of housing types allowed and reduced
minimum lot sizes in the proposed Development Code amendments. State law says
the city cannot use maximum density (where single-detached homes are allowed)
unless it goes through a special approval process, so maximum density is not
applicable in the RMA, RMB, and RMC zones.
The RMA, RMB, and RMC implementing zones allow single-detached homes,
duplexes, triplexes, quadplexes, townhomes and cottage clusters, and RMA and MR
allow multi-dwellings (such as apartments). The flexibility and available density
ensure effective and efficient use of land within urban areas to relieve development
pressure in rural areas and protect farms, forests, and natural resources.
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The proposed amendment also requires bicycle parking in Section 60.30 (Off-Street
Parking). In anticipation of administrative rules to implement the Climate-Friendly
and Equitable Communities initiative (related to the March 10, 2020, Executive
Order No. 20-04 signed by Governor Kate Brown that directs state agencies to
reduce climate pollution), minimum required bicycle parking spaces has been
updated since staff anticipates that the administrative rules will require one space
per unit for multifamily housing (defined as having at least four units).
In sum, allowing more housing options within urban areas (rather than expanding the
urban growth boundary), removing maximum density, and allowing smaller lot sizes
allows more people to live in areas near existing important destinations, such as
employment areas, shopping areas and schools. In addition, improving density is
likely to increase demand for transit and other multimodal transportation options.
This makes it more feasible for improvements that will expand both public transit
and active transportation options, which would make it easier to ride a bike, walk, or
use a wheelchair or mobility device.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy b.
Policy c) Ensure that new development is designed to provide safe, comfortable and
direct pedestrian and bicycle connections for all, regardless of ability or age, to and
through the development, including to reach nearby points of interest.
Finding: Compliance with Comprehensive Plan Goal 3.1.1 policy c was described
above in findings for Comprehensive Plan Goal 3.1.1 policy a. Those findings, which
described safe, comfortable and direct pedestrian connections, are incorporated
here by reference. The proposed amendment does not address bicycle connections.
In addition, Section 60.05.20 (Circulation and Parking Design Standards) includes
clear and objective standards that address connections to the street system and
pedestrian circulation requirements, which now includes specific provisions for
properties within the South Cooper Mountain Community Plan area. New
development within the South Cooper Mountain Community Plan area will be
required to provide streets with sidewalks and bike lanes and multi-use trails, as
shown in Figures 10 and 11 of the South Cooper Mountain Community Plan.
Furthermore, new development is also subject to Section 60.55 (Transportation
Facilities) in the Beaverton Development Code which states that all public and
private transportation facilities shall be designed and improved in accordance with
the standards of this (Beaverton Development Code) code and the Engineering
Design Manual and Standard Drawings. By demonstrating compliance with
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 61

61

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

applicable Chapter 60 and Engineering Design Manual standards, new development
will provide safe, comfortable and direct pedestrian and bicycle connection for all, to
and through the development.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy c.
Policy 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.
Finding: The proposed text amendment includes two residential zoning districts,
RMA and RMB (found in Section 20.05 Residential Land Use Districts), that provide
the opportunity to have additional housing variety and density near transit and
services. RMA and RMB are the implementing zoning districts for the Medium
Density Neighborhoods designation, which aims to focus the highest density
housing closest to transit, commercial services, parks, and/or other amenities, and to
provide convenient access to these amenities by as many households as possible.
The proposed amendment also allows more density in RMC, which currently is found
near transit lines and commercial areas in parts of the city. In addition, MR would
retain the density standards of R1.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy d.
Policy 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.
Finding: Within Mixed Use Corridors in the Mixed Use Areas Comprehensive Plan
designation, MR and RMA are two potential implementing zoning districts. The MR
zone is an implementing zone for Higher Density Neighborhoods, and RMA is an
implementing zone for Medium Density Neighborhoods; therefore, they can be
applied near high-capacity transit stops to support higher density. In Section
20.05.15, minimum density for MR is 35 units per acre and minimum density for
RMA is 17 units per acre.
In addition, within Neighborhood Centers in the Commercial Centers and Corridors
Comprehensive Plan designation, RMA and RMB are implementing zoning districts.
Both are implementing zones for Medium Density Neighborhoods. In Section
20.05.15, the minimum density for RMB is 10 units per acre. However, maximum
density does not apply to RMA and RMB, so it is possible that new development
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could significantly exceed the minimum density in these areas, now that middle
housing is allowed in all residential neighborhoods.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy e.
Policy l) Accommodate automobile access and parking in an efficient manner that
does not detract from the desirability of other modes.
Finding: In Section 20.05.15, the proposed text amendment reduces the garage door
to rear minimum yard setback to make it easier to build alley-loaded development. In
Section 60.05.60, a new design standard for single-detached dwellings and middle
housing limits the combined width of garages and off-street parking areas to 50
percent of the street frontage, which promotes a more walkable pedestrian
environment by reserving more space for sidewalks, limiting driveway width and
curb cuts, and thereby creating more opportunities for street trees.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy l.
Goal 3.2.1: Provide for thoughtful and strategic infill and redevelopment.
Policy a) Provide a set of residential infill guidelines and standards that encourage
compatible infill development, consistent with the following principles:
i. Provide flexibility on development standards when it can help preserve trees
and natural resources.
Finding: Proposed changes that promote flexibility include:
o

In Section 20.05.15 (Site Development Standards), smaller front, rear, and in
some cases, side setbacks, in RMB and RMC (compared to the current code)
provide more flexibility in siting buildings to protect trees and orienting
buildings along an east-west axis to take advantage of daylighting and solar
collection opportunities.

o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), includes design standards and guidelines for
single-detached homes and middle housing. Design standards are written to
provide flexibility with some options, and design guidelines provide even
more flexibility since guidelines are inherently discretionary. These standards
are organized by housing type and cover the following topics:


Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
•

Entries, location
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•

Windows, percentage facing street

•

Outdoor open area, minimum requirements by lot size and
design requirements

•

Tree planting standards, with fee in lieu option for planting, as
well as a tree preservation incentive which allows some middle
housing types to be up to 600 square feet larger than the
maximum allowed floor area if trees are preserved on site.

•

Garages and off-street parking areas, limit on percentage along
street frontage

•

Driveway location and driveway approaches

•

Solid waste facilities

Townhouse standards
•



o

Same topics as required for single-detached and plexes, in
addition to maximum number of units in a structure and
driveway access standards

Cottage cluster standards
•

Same topics as required for single-detached and plexes, in
addition to:

•

Maximum number of dwellings

•

Building footprint maximum

•

Cottage orientation

•

Courtyard design

•

Community building design requirements

•

Pedestrian access standards

•

Parking design standards

In Section 60.30 (Off-street Parking), minimum parking standards are low
enough to increase feasibility by leaving room on the site for homes and
outdoor open areas.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a(i).
ii. Allow a wider variety of housing choices that can accommodate a range of
ages, household sizes and/or income levels while ensuring the new housing
responds to the scale and form of the neighborhood.
Finding: Proposed changes that promote housing variety include:
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o

In Section 20.05.15 (Site Development Standards), allowing middle housing
types in all residential zones, including MR (formerly R1), RMA (formerly R2),
RMB (formerly R4 and R5), and RMC (formerly R7 and R10).

o

In Section 20.05.15 (Site Development Standards), establishing smaller
minimum lot sizes that allow duplexes, triplexes, quadplexes, townhomes and
cottage clusters on most lots in neighborhoods where single-detached
dwellings currently are allowed. Minimum lot sizes are low enough so most
lots in Beaverton can accommodate multiple housing types.

o

In Section 20.05.15 (Site Development Standards), allowing duplexes,
triplexes and quadplexes to have a slightly higher maximum floor area than
single-detached dwellings to improve feasibility and promote reasonably
sized units. These floor area maximums support buildings that can be a
variety of sizes, small enough to support one- or two-person households,
such as older adults that would like to age in their community, and large
enough to accommodate family-friendly homes and multigenerational living.

o

In Section 20.05.15 (Site Development Standards), including a provision that
requires housing variety for residential developments in the South Cooper
Mountain Community Plan.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a(ii).
iii. Manage transitions between different uses and housing types.
Finding: Table 60.05-02 (Minimum Landscape Buffer Requirements Between
Contrasting Districts) has been updated to respond to buffer requirements
among the proposed RMA, RMB and RMC districts.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a(iii).
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.
Finding: The proposed text amendment includes two residential zoning districts,
RMA and RMB (found in Section 20.05 Residential Land Use Districts), that
provide the opportunity to have additional housing variety and density near
transit and services. RMA and RMB are the implementing zoning districts for the
Medium Density Neighborhoods designation, which aims to focus the highest
density housing closest to transit, commercial services, parks, and/or other
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amenities, and to provide convenient access to these amenities by as many
households as possible.
In addition, the proposed text amendment includes more flexible site
development and design standards in RMA and RMB, which makes it easier to
develop infill housing and other innovative housing types. For example:
o

In Section 20.05.15 (Site Development Standards), allowing smaller lots, a
variety of minimum lot sizes for different housing types, and minimum
densities to ensure efficient use of the land that supports different types of
houses that can be built.

o

In Section 20.05.15 (Site Development Standards), smaller front, rear, and in
some cases, side setbacks, in RMB and RMC (compared to the current code)
provide more flexibility in siting buildings.

o

In Section 20.05.20 (Land Uses), allowing more types of housing and more
housing units on vacant land within the city and on properties that could
redevelop to add units.

o

In Section 20.30 (Additional Height Limitations in RMB and RMC), the
proposed amendment includes additional height limitations in RMB and RMC;
however, these do not apply to MR and RMA, which are typically closer to
transit. In addition, MR already allows a maximum building height of 60 feet,
and RMA allows a maximum building height of 40 feet, which makes it easier
to build denser housing with at least four stories near transit.

o

In Section 60.05.60 (Design Standards for Single-Detached Dwellings and
Middle Housing), providing flexible standards so property owners have more
choices when it comes to site and building design.

o

In Section 60.30 (Off-Street Parking), establishing minimum parking
standards that are low enough to increase feasibility by leaving room on the
site for larger homes and/or more units.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a(iv).
v. Encourage site and building design features, including setbacks and sight lines,
that minimize impacts to sunlight and privacy for existing adjacent homes.
Finding: The proposed amendment introduces new Section 20.30.10 (Additional
Height Limitations) which limits building volume close to some property lines in
RMB and RMC to reduce shading and increase privacy somewhat for existing
adjacent homes.
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a(v).
Goal 3.3.1: Promote sustainable development, resilience, and resource protection.
Policy a) Use land effectively in urban areas to relieve development pressure in rural
areas and help protect farms, forests and natural resources.
Finding: Section 20.05 (Residential Land Use Districts) provides the opportunity to
have additional housing variety and density in the MR, RMA, RMB and RMC zones.
The text amendment proposes minimum densities of 7 units per acre in RMC, 10
units per acre in RMB and 17 units per acre in RMA, with much higher densities
allowed because of the variety of housing types allowed and reduced minimum lot
sizes in the proposed Development Code amendments. The RMA, RMB, and RMC
zones allow single-detached homes, duplexes, triplexes, quadplexes, townhomes
and cottage clusters, and RMA and MR allow multi-dwellings (such as apartments).
The flexibility and available density ensure effective and efficient use of land within
urban areas to relieve development pressure in rural areas and protect farms,
forests, and natural resources.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.3.1 policy a.
Policy c) Encourage and incentivize sustainable building and site design approaches
that minimize environmental impacts of the built environment while creating healthy,
safe places for people to live, work and play, through:
i. Energy conservation and renewable energy.
Finding: The proposed text amendment includes the following provisions to
support energy conservation, including:
o

In Section 20.05.15, allowing smaller lots, a variety of minimum lot sizes for
different housing types, and minimum densities to ensure efficient use of the
land and allow the creation of smaller units that tend to use less energy than
larger units.

o

In Section 20.05.15, requiring adequate setbacks to ensure the availability of
light, wind and air, including 15-feet rear setbacks and 10-foot front setbacks.

o

In Section 20.05.20, allowing more types of housing and more housing units
on vacant land within the city and on properties that could redevelop to add
units.

o

In Section 60.05.60, providing flexible standards so site and building design
can respond to the site, climate, and renewable energy opportunities.
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o

In Section 60.05.60, requiring outdoor open areas and tree plantings in most
situations. Both requirements can provide more greenery, which counters the
urban heat island effect that happens when urbanized areas with buildings
and paved areas absorb and re-emit solar energy.

o

In Chapter 90, allowing duplexes, triplexes and quadplexes to be detached,
which provides the opportunity for each unit to install its own renewable
energy systems, or attached, which has the benefits of shared walls and
allows the building owner to add renewable energy sources to the entire
structure.

The Development Code amendment deletes Section 60.45 (Solar Access
Protection), which currently only apply to the R5, R7 and R10 zones. This section
of code was written to ensure solar access to single-detached dwellings, and
there is no practical way to apply the standards to the mix of housing types
allowed in the proposed RMA, RMB and RMC zones. It also would take significant
work to determine how to make them entirely clear and objective and compliant
with state laws regarding middle housing and middle housing land divisions.
Issues include:
o

Solar access standards in the section proposed for deletion are calibrated for
single homes on larger lots. For example, some provisions limit development
on a certain portion of the lot, which might not be an issue on a 7,000-squarefoot lot but likely would be more of a constraint on lots between 2,000 square
feet and 5,000 square feet that are allowed in many locations in RMA, RMB
and RMC. Those limitations might mean there is not enough room for a
duplex, triplex, quadplex on smaller lots where outdoor open space and
parking are required.

o

Not all provisions use clear and objective standards, including Section
60.45.10.5.B, which is proposed for deletion, that requires a judgement about
“significant development amenities” and “significant diminution in the market
value.”

o

Many of the provisions could cause “unreasonable cost or delay” for middle
housing, which state law does not allow.

o

As the code is written, a large percentage of lots would be exempted because
the code assumes a “shadow pattern” from districts that are not single-family
residential zones, which includes RMA, RMB and RMC. The shadow pattern is
the “from the largest structure allowed at the closest setback on adjoining
land, whether or not that structure now exists.” That means the shadow is
assumed to be a 35-foot-tall or 40-foot-tall building at the abutting
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properties’ setbacks, which would generate large shadows on many lots and
make them exempt from the requirements.
o

State law (Senate Bill 458 from 2021) requires cities to allow middle housing
land divisions to facilitate fee-simple sales of middle housing. For example, a
property could build a duplex and then create “child lots” under each duplex
so the units could be sold rather than rented. State law does not allow the city
to apply many of the solar access standards to those lots.

ii. Reducing resource consumption and waste.
Finding: The proposed text amendment includes the following provisions to
reduce resource consumption and waste, including:
o

In Section 60.05.60, incorporating site design requirements that require
developments to provide space for solid waste and recycling containers to
promote recycling.

vi. Designing for adaptability over time.
Finding: The proposed text amendment includes the following provisions to
design for adaptability over time, including:
o

In Section 20.05.15, allowing higher maximum floor area for middle housing
types so that single-detached dwellings can be converted to larger buildings
with more units over time.

o

In Section 20.05.15, allowing existing single-detached buildings and middle
housing to exceed the maximum allowed floor area by up to 500 square feet
above the maximum allowed floor area, which provides more opportunities
for adapting existing homes over time.

o

In Chapter 90, allowing duplexes, triplexes and quadplexes to be detached,
which allows property owners to keep the existing building on site and add
new units, as opposed to demolishing the existing home and rebuilding a new
structure.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.3.1 policy c.
Goal 3.4.1: Provide effective and inclusive planning and development review
services.
Policy a) Ensure that development regulations are consistent with and implement
the Comprehensive Plan.
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Finding: The existing Development Code rules and processes have been found to be
consistent with the Comprehensive Plan in the past and this entire section
addresses the proposed amendment’s consistency with the Comprehensive Plan. In
addition, the concurrent CPA 2022-0004 adjusts the Comprehensive Plan to be
consistent with state law, and the Development Code changes are consistent with
those Comprehensive Plan updates as well.
Specifically, Chapter 3 of the Comprehensive Plan provides land use designations
and corresponding implementing zoning districts (found in the proposed
Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that provide the
opportunity to have additional housing variety and density throughout the
Neighborhoods land use designations and corresponding implementing zones (RMA,
RMB, and RMC), but also include policy changes that indicate zoning with additional
density is appropriate near transit and services.
For example, proposed Policy d) under Goal 3.8.2 indicates that “Implementing
zones with higher minimum density may be applied relatively closer to transit, major
intersections or highway interchanges, and implementing zones with lower minimum
density may be applied farther from those areas.” Other site development standards
in Section 20.05.15 are also tailored to reflect the intent of the different
Neighborhoods land use designations in the Comprehensive Plan.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.1 policy a.
Policy b) Ensure that land use planning, notification, and public involvement
procedures and processes are inclusive and provide meaningful opportunities for
engagement by all community members.
Finding: Section 40.21. Single-Detached and Middle Housing Design Review is a new
section that includes three new application types: Single-Detached and Middle
Housing Design Review One (a Type 1 application) , Single-Detached and Middle
Housing Design Review Two (a Type 2 application), and Single-Detached and Middle
Housing Design Review Three (a Type 3 application). Section 50.40 (Type 2) and
Section 50.45 (Type 3) include noticing requirements. In addition, Section 50.30
(Neighborhood Review Meeting) also confirms that a neighborhood meeting is
required prior to submittal of an application subject to a Type 3 procedure. The
existing procedures for Type 1, 2 and 3 applications are in compliance with the
Comprehensive Plan.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.1 policy b.
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Policy c) Expand outreach to under-represented populations and increase
participation in community activities by posting event and service notices in multiple
venues and providing information in multiple languages, consistent with the city’s
language access practices.
Finding: Compliance with Comprehensive Plan Goal 3.4.1 policy c was described
above in findings for Comprehensive Plan Goal 2 in the Community Involvement
Element. Those findings, which describe outreach to under-represented populations,
and translation and interpretation services, are incorporated here by reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.1 policy c.
Policy d) Apply zoning districts consistent with Comprehensive Plan policies;
applicable Community Plans; adopted Comprehensive Plan designations, as
identified in the Comprehensive Plan and zoning district matrix, below; and the
following policies:
o

i. New zoning districts consistent with applicable Comprehensive Plan
policies may be added or modified as needed to address area-specific
needs or changing circumstances.

Finding: The Comprehensive Plan amendment 2022-0004 proposes changes to the
Comprehensive Plan and zoning district matrix to comply with 2019’s House Bill
2001, which is state law, and Oregon Administrative Rules 660 Division 46: Middle
Housing in Medium and Large Cities. These amendments delete “Low Density
Neighborhoods” as a designation, change the name of “Standard Density
Neighborhoods” to “Lower Density Neighborhoods” and change the implementing
zones for all three land use designations to designate which of the new and renamed
zoning districts are implementing districts in each land use designation. See Table 1:
Proposed Comprehensive Plan and Zoning Matrix changes on page # of this report.
The consistency with the Comprehensive Plan is described under Section 1.5.1.A.2 of
this staff report. Future zoning district applications will follow the policies in the
proposed amendments if they are approved and become effective. Proposed
amendments TA2022-0002 and ZMA2022-0004 apply the zoning districts
consistent with the proposed Comprehensive Plan amendments described in this
staff report.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.1 policy d.
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Goal 3.8.1. Complete and livable neighborhoods
Policy a) Regulate maximum residential density by zone to maintain a balance
between planned land uses and infrastructure capacity.
Finding: State law says the city cannot use maximum density (where single-detached
homes are allowed) unless it goes through a special approval process, so the
proposed text amendment relies on minimum lot size and minimum density instead.
This is also why CPA 2022-0004 includes an amendment that includes minimum lot
size in addition to minimum density (the new language reads “regulate maximum
residential density and/or minimum lot area by zone to maintain a balance between
planned land uses and infrastructure capacity.”)
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy a.
Policy b) Regulate minimum residential density to ensure efficient use of residential
land and meet regional housing needs:
i. Generally, the zoning code should require that residential development achieve
at least 80% of the maximum density allowed in the applicable zoning district.
Finding: State law says the city cannot use maximum density (where singledetached dwellings are allowed) unless it goes through a special approval
process, so the proposed text amendment relies on minimum density instead.
This is why CPA 2022-0004 includes an update that reads, “Generally, the zoning
code should require that residential development achieve at least 80% of the
maximum density, where applicable, allowed in the applicable zoning district.”
The addition of “where applicable” addresses the change in state law what
maximum density cannot be used in some areas.
As a result, Section 20.05.15 (Residential Land Use Districts) does not calculate
minimum density based on maximum density. Instead, Section 20.05.15
proposes minimum densities of 7 units per acre in RMC, 10 units per acre in RMB
and 17 units per acre in RMA, with much higher densities allowed because of the
variety of housing types allowed and reduced minimum lot sizes in the proposed
Development Code amendments.
The RMA, RMB, and RMC zones allow single-detached homes, duplexes,
triplexes, quadplexes, townhomes and cottage clusters, and RMA and MR allow
multi-dwellings (such as apartments). The flexibility and available density ensure
effective and efficient use of land within urban areas to relieve development
pressure in rural areas and protect farms, forests, and natural resources.
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy b(i).
ii. Minimum densities should be calculated excluding significant natural resource
areas and other constrained lands.
Finding: Minimum density is calculated by net acreage. The net acreage for a site
is defined as the proposal size expressed in acreage minus any unbuildable area.
The following areas are deemed undevelopable for the purposes of calculating
net acreage: (a) environmentally constrained lands, such as open water areas,
floodplains, water quality facilities, wetlands, natural resource areas, tree
preservation areas, and Habitat Benefit Areas set aside in conservation
easement, separate tract, or dedicated to a public entity; (b) land set aside in
separate tracts or dedicated to a public entity for parks, or open space purposes;
and (3) topographical features with a slope equal to or greater than 25 percent
and within a landslide hazard area may deduct 100 percent of the applicable area,
or 15 percent and within a landslide hazard area may deduct 50 percent of the
applicable area. Even though the proposed amendment does make changes to
minimum density, as described above in Findings for Comprehensive Plan Goal
3.8.1 policy b(i), it does not change the fact that minimum density currently, and
will continue to, exclude significant natural resources and other constrained
lands from minimum density calculations.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy b(ii).
Policy c) Allow flexibility through lot size averaging and other tools to provide
flexibility and housing variety while maintaining an overall density consistent with
the Comprehensive Plan designation and zoning.
Finding: Proposed changes that promote flexibility and housing variety include:
o

In Section 20.05.15, allowing smaller lots, a variety of minimum lot sizes for
different housing types, and minimum densities to ensure efficient use of the
land that supports different types of houses that can be built.

o

In Section 20.05.15 (Site Development Standards), smaller front, rear, and in
some cases, side setbacks, in RMB and RMC (compared to the current code)
provide more flexibility in siting buildings to protect trees, orienting buildings
along an east-west axis to take advantage of daylighting and solar collection
opportunities, and creating more opportunities for accessible living where a
kitchen, bathroom, bedroom and living area could be on the ground floor.
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o

In Section 20.05.20 (Land Uses), allowing more types of housing and more
housing units on vacant land within the city and on properties that could
redevelop to add units.

o

In Section 60.05.60 (Design Standards for Single-Detached Dwellings and
Middle Housing), providing flexible standards so site and building design can
respond to the site, climate, and renewable energy opportunities. For
example, a tree preservation incentive allows some housing types to be up to
600 square feet larger than the maximum allowed floor area if trees are
preserved on site.

o

In Section 60.30 (Off-street Parking), minimum parking standards are low
enough to increase feasibility by leaving room on the site for homes and
outdoor open areas.

The proposed text amendment deletes lot averaging standards from the code
because they were intended to provide flexibility for single-detached dwellings on
larger lots in larger developments. Since the proposed text amendment reduces
minimum lot sizes for single-detached dwellings in RMA, RMB and RMC, lot
averaging has been removed from Section 20.05.15.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy c.
Policy e) Provide opportunities for a variety of housing types in all residential plan
designations while maintaining a scale and character consistent with the intent of
each plan designation.
Finding: Proposed changes that support housing variety include:
o

In Section 20.05.15, allowing smaller lots, a variety of minimum lot sizes for
different housing types, and minimum densities to ensure efficient use of the
land that supports different types of houses that can be built.

o

In Section 20.05.20 (Land Uses), allowing more types of housing and more
housing units on vacant land within the city and on properties that could
redevelop to add units.

Proposed changes that support maintaining scale and character consistent with the
intent of each plan designation include additional height limitations in Sections
20.05.15 and 20.30. In RMB and RMC additional height limitations are proposed to
apply at the front and/or rear setback line for single-detached homes, duplexes,
triplexes and quadplexes. For both zones, the maximum building height at the rear
setback line is proposed to be 25 feet. In RMB, height limit would increase from the
rear setback and a 45-degree angle until it reached the maximum height of 35 feet.
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In RMC, the height limit at both the rear and front setbacks is proposed to be 25 feet,
and the maximum height would increase at a 45-degree angle from both the front
and rear until it reached the maximum height of 35 feet. See Table 10 for building
height maximums by zone and Figure 5 for an illustration.
Table 10: Building height maximums by housing type
Housing type

RMA

RMB

RMC

Single-detached, duplex, triplex
and quadplex

40 feet

35 feet

35 feet

Townhouse

40 feet

35 feet

35 feet

Cottage cluster

25 feet

25 feet

25 feet

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy e.
Policy f) Facilitate development of housing that is affordable to a range of incomes,
including low-income households.
Finding: The proposed text amendment applies the RMA, RMB, and RMC zones,
which all allow housing variety including duplexes, triplexes, quadplexes,
townhouses and cottage clusters, where the current R2, R4, R5, R7, and R10 zones
now exist on the Zoning Map. Many of the locations currently in R2 through R10 are
near transit, employment areas, and commercial areas where shops and services are
available. This will allow a wide variety of housing types in a range of configurations
that can meet the housing needs of a wider range of people. This will expand housing
options in areas where typically only single-detached dwellings were allowed, which
often meant that allow more expensive housing options were available in most
residential areas throughout the city. This will mean people with different household
sizes or incomes will have more opportunities to reside where there are
opportunities to live, work, and meet daily needs near their home or where those
destinations can be easily reached by transit, especially as compared to
neighborhoods where only single-detached homes are allowed.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy f.
Policy h) Use Crime Prevention through Environmental Design (design that provides
opportunities for “eyes on the street” through street-facing windows and doors) to
reduce graffiti, vandalism and other property crimes and to promote a feeling of
safety for pedestrians.
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 75

75

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Finding: In Section 60.05.60 (Design Standards for Single-Detached Dwellings and
Middle Housing), design standards in RMA, RMB and RMC require a minimum 15
percent window percentage facing the street and require a doorway facing the
street. The design standards also require outdoor open areas and other features to
promote community. A side effect of these standards is that they create more
interaction between the private property and public property, which could provide a
sense of safety for many community members.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy h.
Policy i) Require subdivisions and development on large sites to create a connected
network of pedestrian ways, local streets, and other multimodal connections,
including connections to adjacent properties or opportunities to connect in the
future.
Finding: Proposed changes to Section 60.05.60 include design standards and
guidelines for pedestrian ways in cottage clusters. Proposed changes to Section
60.55.25 (Street and Bicycle and Pedestrian Connection Requirements) include new
pedestrian circulation requirements for single-detached dwellings and middle
housing, requiring a pedestrian way to connect at least one main entrance of each
residential structure to at least one adjacent public street and to be hard-surfaced
and a minimum of five (5) feet wide. Also, in Section 60.55.25, the proposed
amendment limits average block length in a development to 300 feet for sites in the
South Cooper Mountain area larger than 2 acres where the streets do not exist, or
where new streets are proposed.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy i.
Goal 3.8.2. Low and Standard Density Neighborhoods: Provide residential
neighborhoods that emphasize detached housing and integrate parks, schools,
and other community institutions
Policy a) Allow and encourage a variety of housing types that respond to the scale
and form of existing neighborhoods as a way to increase housing options within
established neighborhoods while recognizing neighborhood character.
Finding: The proposed changes to RMA, RMB and RMC allow for a variety of housing
options with flexible development rules that allow the development of housing in a
variety of configurations and sizes. These housing types include single-detached
homes, duplexes, triplexes, quadplexes, townhouses, and cottage clusters. Site and
building design standards in the TA 2022-0002 proposed Development Code
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amendments also include height, bulk, setback, tree planting, parking and other
standards that allow single-detached homes and middle housing in a way that
considers context and neighborhood character. The text amendments for
implementing zones in this land use designation also propose different zones that
reflect the geographies of the current zoning districts. RMB (currently the R4 and R5
zones), and RMC (currently the R7 and R10 zones). Standards for minimum lot size,
minimum density, maximum floor area ratio and other requirements vary according
to the three zones so the Development Code can recognize neighborhood character
and context.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.2 policy a.
Policy b) Establish zoning regulations that allow housing at generally the following
residential densities, while allowing for flexibility as described under Goal 3.8.1:
o

i. Low Density Neighborhoods: one dwelling unit per 10,000-12,500
square feet of residential land area.

o

ii. Standard Density Neighborhoods: one dwelling unit per 5,000-10,000
square feet of residential land area.

Finding: Policy b) is proposed for revision through CPA 2022-0004 because state
law and Oregon Administrative Rules 660 Division 46 require Beaverton to allow
middle housing in areas where single-detached homes are allowed, and maximum
densities cannot be applied to limit the development of middle housing. The
proposed Development Code amendments regulate these uses by minimum lot size
in RMB and RMC, and in some cases, in RMA too. The proposed amendment to
Policy b) reflects the new regulatory environment and, if approved, would read:
“Establish zoning regulations that allow housing variety at low-to-medium densities,
with the lowest minimum density of 7 units per acre.”
Findings that address allowing for flexibility were described above in findings for
Comprehensive Plan Goal 3.8.1 policy c. Those findings are incorporated here by
reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.1 policy b.
Policy c) Provide adequate flexibility on development standards (e.g., setbacks and
lot coverage) to make development of single-story housing feasible.
Finding: Compliance with Comprehensive Plan Goal 3.8.2 policy c was described
above in findings for Comprehensive Plan Goal 3.8.1 policy c. Those findings, which
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describe flexibility on development standards for single-detached dwellings and
middle housing, are incorporated here by reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.2 policy c.
Goal 3.8.3. Medium and High Density Neighborhoods: Provide for a variety of
housing types and higher residential densities in areas with more amenities and
transit service
Policy a) Provide for a variety of housing types, with an emphasis on multifamily and
attached single-family housing.
Finding: Proposed Comprehensive Plan land use designations in CPA 2022-0004
and their corresponding implementing zones, including MR, RMA, and RMB, allow for
a variety of housing options with flexible development rules that allow the
development of housing in a variety of configurations and sizes. These housing types
include single-detached homes (except in MR), duplexes, triplexes, quadplexes,
townhouses, and cottage clusters, as well as multi-dwellings (apartments with five or
more units) in MR and RMA.
In CPA 2022-0004, Comprehensive Plan Goal 3.8.3 policy a) is proposed to be
revised to read: “Provide for a variety of housing types, including single-detached
homes, while emphasizing multi-dwelling and middle housing.” Proposed changes in
TA 2022-0002 also align with the updated in language in Goal 3.8.3 policy a.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.3 policy a.
Policy b) Establish zoning regulations that allow housing at generally the following
residential densities, while allowing for flexibility as described under Goal 3.8.1:
o

i. Medium Density Neighborhoods: one unit per 2,000-5,000 square feet
of residential land area

o

ii. High Density Neighborhoods: one unit per 1,000-2,000 square feet of
residential land area

Finding: Policy b) is proposed for revision in CPA2022-0004 because state law and
Oregon Administrative Rules 660 Division 46 require Beaverton to allow middle
housing in areas where single-detached zoning is allowed, and maximum densities
cannot be applied to limit the development of middle housing. The proposed
Development Code amendments regulate these uses by minimum lot size in RMA
and RMB. MR and RMA still regulate multi-dwellings using maximum density
(expressed as minimum land area per dwelling unit). The proposed amendment to
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Policy b) reflects the new regulatory environment and, if approved, would read:
“Establish zoning regulations that allow housing that is consistent with the following
residential density policies, while allowing for flexibility as described under Goal 3.8.1:
o

i. Medium Density Neighborhoods: allow housing variety at medium
densities, with the lowest minimum density at 10 units per acre.

o

ii. High Density Neighborhoods: one unit per 1,000 square feet of
residential land area.”

o

In MR, minimum density remains 1,000 square feet of residential land area
per unit. In RMA, the proposed minimum density is 17 units per acre. In
RMB, the proposed density is 10 units per acre.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.3 policy b.
Policy e) Ensure that the internal circulation system for larger developments creates
direct and desirable pedestrian and bicycle routes and connects to adjacent local
streets wherever possible.
Finding: Proposed changes to Section 60.05.60 include design standards and
guidelines for pedestrian ways in cottage clusters. Proposed changes to Section
60.55.25 (Street and Bicycle and Pedestrian Connection Requirements) include new
pedestrian circulation requirements for single-detached dwellings and middle
housing, requiring a pedestrian way to connect at least one main entrance of each
residential structure to at least one adjacent public street and to be hard-surfaced
and a minimum of five (5) feet wide.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.3 policy e.
Policy f) Allow for innovative housing types and designs that are consistent with the
other policies for these neighborhoods to accommodate projected growth and meet
the diverse housing needs of the community.
Finding: Compliance with Comprehensive Plan Goal 3.8.3 policy f was described
above in findings for Comprehensive Plan Goal 3.8.1 policy c. Those findings, which
describe flexibility on development standards for single-detached dwellings and
middle housing, and thus, innovative approaches to different housing types, are
incorporated here by reference.
In addition, the proposed amendments include design standards that would be
reviewed through a Type 1 process, which is a Planning Director decision (staff
review) with no public notice requirement. Some standards also have more flexible,
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discretionary reviews available, both Type 2 (staff review with public notice required)
and Type 3 (Planning Commission review with public notice and a public hearing
required). The discretionary processes could be used if applicants elect to vary from
the design standards, such as to address site constraints or explore more innovative
approaches to middle housing.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.3 policy f.
Comprehensive Plan Chapter 4: Housing Element
Goal 4.1.1. Provide an adequate supply of housing to meet future needs
Policy a) Use available land within the city efficiently, encouraging new residential
development to take advantage of allowed maximum densities where appropriate.
Finding: In CPA 2022-0004, Chapter 3 Comprehensive Plan amendments provide
land use designations and corresponding implementing zoning districts (found in the
proposed Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that
provide the opportunity to have additional housing variety and density throughout
the Neighborhoods designation. The Comprehensive Plan amendments propose
minimum densities of 7 units per acre in RMC, 10 units per acre in RMB and 17 units
per acre in RMA, with much higher densities allowed because of the variety of
housing types allowed and reduced minimum lot sizes in the proposed Development
Code amendments.
In the proposed amendments in TA 2022-0002, the RMA, RMB, and RMC
implementing zones allow single-detached homes, duplexes, triplexes, quadplexes,
townhomes and cottage clusters, and RMA and MR allow multi-dwellings (such as
apartments). The flexibility and available density ensure effective and efficient use
of land within urban areas to relieve development pressure in rural areas and protect
farms, forests, and natural resources.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.1.1 policy a.
Policy b) Support higher density infill development that capitalizes on existing
infrastructure and where impacts can be mitigated.
Finding: The proposed MR, RMA, RMB, and RMC zones allow for a variety of housing
options with flexible development rules that allow the development of housing in a
variety of configurations and sizes. These housing types include single-detached
homes, duplexes, triplexes, quadplexes, townhouses, and cottage clusters, as well as
multi-dwellings (apartments with five or more units) in MR and RMA. The proposed
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amendments will allow infill development to occur, which will add to the housing
supply. Impacts are mitigated through design standards implemented through the
proposed amendments, which include setbacks, buffers, outdoor open area, tree
planting requirements, context-sensitive height limitations, and other methods.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.1.1 policy b.
Policy f) Strive to meet the city’s future housing demand within city limits, while
coordinating with Washington County and Metro to assess future housing needs at a
larger geographic scale, especially for detached single family units.
Finding: Proposed changes that promote building a greater variety of housing, which
can help address housing demand, include:
o

In Section 20.05.15, allowing smaller lots, a variety of minimum lot sizes for
different housing types, and minimum densities to ensure efficient use of the
land that supports different types of houses that can be built.

o

In Section 20.05.20 (Land Uses), allowing more types of housing and more
housing units on vacant land within the city and on properties that could
redevelop to add units.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.1.1 policy f.
Policy h) Provide an efficient, consistent, and reliable development review process.
Finding: Compliance with Comprehensive Plan Goal 4.1.1 policy h was described
above in findings for Comprehensive Plan Goal 3.4.1 a. Those findings, which
describe an effective and inclusive development review, are incorporated here by
reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.1.1 policy h.
Goal 4.2.1. Provide a variety of housing types that meet the needs and
preferences of residents
Policy a) Ensure that sufficient land is appropriately zoned to meet a full range of
housing needs, including an adequate amount of detached single family housing to
meet projected demand.
Finding: The proposed changes to RMA, RMB and RMC allow for a variety of housing
options with flexible development rules that allow the development of housing in a
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variety of configurations and sizes. These housing types include single-detached
homes, duplexes, triplexes, quadplexes, townhouses, and cottage clusters.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.2.1 policy a.
Policy c) Identify and research emerging housing types and regularly consider
appropriate updates to the Development Code to allow for their development.
Finding: Compliance with Comprehensive Plan Goal 4.2.1 policy c was described
above in findings for Comprehensive Plan Goal 3.8.1 policy c. Those findings, which
describe flexibility on development standards for single-detached dwellings and
middle housing, and thus, innovative approaches to emerging housing types, are
incorporated here by reference.
In addition, the proposed amendments include design standards that would be
reviewed through a Type 1 process, which is a Planning Director decision (staff
review) with no public notice requirement. Some standards also have more flexible,
discretionary reviews available, both Type 2 (staff review with public notice required)
and Type 3 (Planning Commission review with public notice and a public hearing
required). The discretionary processes could be used if applicants elect to vary from
the design standards, such as to address site constraints or explore more innovative
approaches to emerging housing types.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.2.1 policy c.
Policy d) Incentivize the development of housing types that are needed but not
currently being provided in adequate numbers by market forces, such as single level
detached homes and larger multifamily rental units.
Finding: Proposed changes incentive by certain housing types by:
o

In Section 20.05.15 (Site Development Standards), allowing duplexes,
triplexes and quadplexes to have a slightly higher maximum floor area than
single-detached dwellings to improve feasibility and promote reasonably
sized units. These floor area maximums support buildings (homeownership
and rental options) that can be a variety of sizes, small enough to support
one- or two-person households, such as older adults that would like to age in
their community, and large enough to accommodate family-friendly homes
and multigenerational living.

o

In Section 20.05.15 (Site Development Standards), reducing front, rear, and in
some cases, side setbacks, in RMB and RMC (compared to the current code)
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so that there are more opportunities for single level living because there is
more room on the site to accommodate a kitchen, bathroom, bedroom and
living area on the ground floor.
o

In Section 40.45, allowing middle housing land divisions to facilitate feesimple sales of middle housing. For example, a property could build a duplex
and then create “child lots” under each duplex so the units could be sold
rather than rented.

o

In Chapter 90, allowing duplexes, triplexes and quadplexes to be detached,
which means that detached middle housing units sold fee-simple could
resemble single-detached dwellings on smaller lots.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.2.1 policy d.
Policy f) Encourage the development of a variety of housing types within planned
unit developments and other large projects, which can serve to improve the
aesthetic character of the neighborhood and provide housing choices for different
income levels.
Finding: Proposed changes that support housing variety in large projects and
planned unit developments include:
o

In Chapter 20, in Residential, Commercial and Multiple Use Land Use districts,
adding a provision that requires housing variety for residential developments
in the South Cooper Mountain Community Plan.

o

In Section 20.05.15, allowing smaller lots, a variety of minimum lot sizes for
different housing types, and minimum densities to ensure efficient use of the
land that supports different types of houses that can be built. This change
expands options for large projects to provide housing variety.

o

In Section 60.50.60, creating a new section for design standards and
guidelines that apply to single-detached dwellings and middle housing, which
can improve the aesthetic character of neighborhoods in larger projects.

o

In Section 60.35, updating the Planned Unit Development section to mesh
with the new standards in RMA, RMB, and RMC and establishing clear and
objective standards for South Cooper Mountain that ensure the city can
implement the South Cooper Mountain Community Plan. The standards will
address topics such as street connections, trails, and open space
requirements, which greatly affect neighborhood aesthetics.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.2.1 policy f.
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Goal 4.4.1. Encourage the development and preservation of fair and affordable
housing
Policy a) Evaluate and address the potential impacts of new development on the
loss of unregulated affordable housing units.
Finding: The proposed text amendment includes the following provisions to design
for adaptability of existing homes, which can reduce the likelihood that an existing,
relatively affordable single-detached home could be demolished and replaced with
newer, more expensive housing:
o

In Section 20.05.15, allowing higher maximum floor area for middle housing
types so that single-detached dwellings can be converted to larger buildings
with more units over time.

o

In Section 20.05.15, allowing existing single-detached buildings and middle
housing to exceed the maximum allowed floor area by up to 500 square feet
above the maximum allowed floor area, which provides more opportunities
for adapting existing homes over time.

o

In Chapter 90, allowing duplexes, triplexes and quadplexes to be detached,
which allows property owners to keep the existing building on site and add
new units, as opposed to demolishing the existing home and rebuilding a new
structure.

In addition, staff hired an ECONorthwest, an independent economic consulting firm,
to conduct a middle housing development feasibility analysis, which included a
displacement risk analysis. On July 26, 2021, ECONorthwest released their findings
in a memo titled, “Beaverton Housing Options Project: Middle Housing Development
Feasibility.” (Exhibit 6) The conclusions regarding the displacement risk analysis read
as follows, “while middle housing development can expand housing supply and
options, it can also potentially lead to redevelopment of existing homes. Because
homeowners generally determine when to sell or make major modifications to their
property (like converting to middle housing), there is little risk of involuntary
displacement for homeowners. For renter-occupied homes, a property owner’s
decision to redevelop the property could require renters to move out, which can
create hardships, particularly lower-income households and those who are more
likely to experience discrimination in the housing market. While this impact can be
substantial at the individual household level, there only a few of the likely rental
properties that fall into categories where redevelopment is likely, or even possible.
These few properties are in Central Beaverton and inner Southwest Beaverton.”
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.4.1 policy a.
Goal 4.5.1. Ensure that Beaverton continues to be one of the most livable
communities in the region
Policy a) Encourage quality design throughout the city that acknowledges
neighborhood character, provides safe and direct connections for pedestrians and
bicyclists to a variety of destinations, and integrates open space, natural resources
and scenic view corridors.
Finding: The proposed text amendment promotes quality design by:
o

In Section 60.50.60, creating a new section for design standards and
guidelines that apply to single-detached dwellings and middle housing. These
standards are organized by housing type and cover the following topics:
o

Single-Detached Dwelling, Duplex, Triplex, and Quadplex Standards
o

Entries, location

o

Outdoor open area, minimum requirements by lot size and design
requirements

o

Tree planting, tree preservation and planting standards, with fee in
lieu option for planting

o

Garages and off-street parking areas, limit on percentage along
street frontage

o

Driveway location and driveway approaches

o

o

o

Windows, percentage facing street

o

Solid waste facilities

o

Same topics as required for single-detached and plexes, in addition
to maximum number of units in a structure and driveway access
standards

Townhouse standards

Cottage cluster standards
o

Same topics as required for single-detached and plexes, in addition
to:
o

Maximum number of dwellings

o

Building footprint maximum

o

Courtyard design

o

Cottage orientation
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o

Community building design requirements

o

Parking design standards

o

Pedestrian access standards

o

In Section 60.30 (Off-street Parking), establishing minimum parking
standards that are low enough to increase feasibility by leaving room on the
site for homes and outdoor open areas.

o

In Section 60.55.25 (Street and Bicycle and Pedestrian Connection
Requirements), including new pedestrian circulation requirements for singledetached dwellings and middle housing, which requires a pedestrian way to
connect at least one main entrance of each residential structure to at least
one adjacent public street and to be hard-surfaced and a minimum of five (5)
feet wide.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy a.
Policy d) Engage the community in a continuing dialogue about the city’s anticipated
population growth, limited land supply, and current housing trends.
Finding: Compliance with Comprehensive Plan Goal 4.5.1 policy d was described
above in findings for Comprehensive Plan Goal 1 and Comprehensive Plan Goal 2 in
the Community Involvement Element. Those findings, which describe community
involvement outreach efforts, are incorporated here by reference. Engagement
events connected to this project focused on the need to use land efficiently and
provide a greater variety of housing to meet the city’s anticipated population growth.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy d.
Policy f) Provide flexible development standards for projects that exceed the
minimum requirements for natural resource protection, open space and public
gathering places, and energy efficiency.
Finding: Compliance with Comprehensive Plan Goal 4.5.1 policy f was described
above in findings for Comprehensive Plan Goal 3.3.1 policy c. Those findings, which
describe flexible development standards for projects that aim to promote energy
efficiency, outdoor open areas and tree plantings, are incorporated here by
reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy f.

Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 86

86

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Policy i) Provide adequate opportunities for residents to be involved in decisions
affecting their neighborhoods.
Finding: Compliance with Comprehensive Plan Goal 4.5.1 policy i was described
above in findings for Comprehensive Plan Goal 1 and Comprehensive Plan Goal 2 in
the Community Involvement Element. Those findings, which describe community
involvement outreach efforts, are incorporated here by reference. Engagement
events provided adequate opportunities for residents to be involved in decisions
affecting their neighborhoods.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy i.
Policy j) Review and reconsider minimum parking standards for new multiple family
development.
Finding: The proposed amendments, in Section 60.30 (Off-street Parking), include
reduced off-street parking requirements in part because there is significant and
urgent need for housing and a greater variety of housing in the city. The proposed
amendments also must be consistent with state law, which caps minimum parking
requirements at one space per unit at the most – and for some housing types on
some lot sizes even lower.
In addition, the proposed amendments in Section 60.30 allow the minimum parking
spaces required to be reduced via on-street parking credits. The maximum reduction
available with on-street credits would be one space per duplex, two spaces for
triplexes and quadplexes, and one space per three cottages for cottage clusters.
Single-detached homes and townhouses are not eligible for on-street credits.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy j.
Comprehensive Plan Chapter 6: Transportation
Goal 6.2.3. A safe transportation system
Policy h) Ensure that adequate access for emergency services vehicles is provided
throughout the city.
Finding: Fire protection services are provided by Tualatin Valley Fire & Rescue
(TVF&R). TVF&R will have the opportunity to review proposals, which includes
single-detached dwellings and/or middle housing, ensuring that adequate access for
emergency services vehicles is provided throughout the city.
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 6.2.3 policy h.
Comprehensive Plan Chapter 7: Natural, Cultural, Historic, Scenic, Energy and
Groundwater Resources Element
Goal 7.1.1. Balance development rights with natural resource protection
Policy a) Coordinate resource protection programs with affected local, state, and
federal regulatory agencies, and notify them of development proposals within
natural resource areas.
Finding: Applications for Single-Detached and Middle Housing Design Review are
subject to an approval criterion that requires compliance with all applicable sections
of Chapter 60, including Section 60.60 (Trees and Vegetation) and Section 60.67
(Significant Natural Resources).
The City of Beaverton has also adopted an inventory of wetland resources (Local
Wetland Inventory) within the city’s limits, pursuant to Statewide Planning Goal Five.
As part of the development review process, if a development site contains wetlands,
as identified on the Local Wetland Inventory map, notice of the proposed
development is provided to the Oregon Department of State Lands. If necessary,
permits from the Army Corps of Engineers may also be required. The City of
Beaverton coordinates with Clean Water Services (CWS) on requirements
associated with storm water drainage, treatment, and detention. CWS will have the
opportunity to review proposals including single-detached dwellings and/or middle
housing through the development review process.
Furthermore, Section 40.15 (Conditional Use), indicates that proposals shall comply
with all applicable policies of the Comprehensive Plan, which includes the policies in
Volume I, Chapter 7 (Natural, Cultural, Historic, Scenic, Energy and Groundwater
Resources Element) and Volume III (Statewide Planning Goal Five Resource
Inventory).
And last, Section 60.10.25 (Residential Uses in the Floodway Fringe) addresses
which housing types are allowed in the floodway fringe. The proposed amendment
reads, “Unless property is developed as a planned unit development, singledetached and duplex dwellings, even though allowed in the primary zone, are
prohibited in the floodway fringe on any lot smaller in area than five acres,” and, “All
other residential uses, if allowed in the primary zone, are allowed only as Conditional
Uses in the floodway fringe.”
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.1.1 policy a.
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Policy c) Allow for relaxation of development standards to protect significant natural
and historic resources. Such standards may include but are not limited to minimum
setbacks, maximum building height, minimum street width.
Finding: The proposed text amendment includes the following provisions to support
the relaxation of development standards to protect significant natural and historic
resources, including:
o

In Section 20.05.15 (Site Development Standards), smaller front, rear, and in
some cases, side setbacks, in RMB and RMC (compared to the current code)
provide more flexibility in siting buildings to protect trees and orienting
buildings along an east-west axis to take advantage of daylighting and solar
collection opportunities.

o

In Section 40.10 (Adjustment Application), the adjustment applications
provide a mechanism by which certain regulations in the Development Code
may be adjusted if special conditions or circumstances exist on the site which
make it physically difficult or impossible to meet applicable development
standards.

o

In Section 40.95 (Variance Application), the variance application, similar to
the adjustment applications, is intended to consider varying from certain
Development Code provisions, where it can be shown that there are special
or unusual circumstances on a development site.

o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), providing flexible standards so site and
building design can respond to the site, climate, and renewable energy
opportunities.

o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), a tree preservation incentive which allows
some middle housing types to be up to 600 square feet larger than the
maximum allowed floor area if trees are preserved on site.

o

In Section 60.30 (Off-street Parking), minimum parking standards are low
enough to increase feasibility by leaving room on the site for homes and
outdoor open areas.

o

In Chapter 90, allowing duplexes, triplexes and quadplexes to be detached,
which allows property owners to keep the existing building on site and add
new units that are sited without disturbing existing trees on the property, as
opposed to demolishing the existing home and/or removing trees and then
rebuilding a new structure.
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.1.1 policy c.
Goal 7.3.1.1. Conserve, protect, enhance or restore the functions and values of
inventoried Significant Natural Resources
Policy d) The City shall rely on its site development permitting process as the
mechanism to balance the needs of development with natural resource protection.
Finding: The proposed text amendment relies on its site development permitting
process by adopting regulations that address protection for resource areas and
buffer areas while also recognizing that resource protection may affect the
developable area of a site. These regulations include Beaverton Development Code
Section 40.90 (Tree Plan), Section 60.60 (Trees and Vegetation), and Section 60.67
(Significant Natural Resources).
The City of Beaverton has also adopted an inventory of wetland resources (Local
Wetland Inventory) within the city’s limits, pursuant to Statewide Planning Goal Five.
As part of the development review process, if a development site contains wetlands,
as identified on the Local Wetland Inventory map, notice of the proposed
development is provided to the Department of State Lands. Applicants are required
to provide documentation from Clean Water Services to identify any water quality
sensitive areas that exist on site or within 200 feet of the site. If sensitive areas are
found on or near the site, the development may be subject to conditions of approval
related to mitigation, enhancement or preservation. City of Beaverton Site
Development staff, together with Clean Water Services staff ensure the
development complies with the conditions.
Removal of Protected Trees is reviewed through the Tree Plan Two or Tree Plan
Three application, depending on the percentage of trees being removed from an
inventoried grove. Approval criteria require the applicant to demonstrate that the
removal is necessary to accomplish public purposes, such as installation of public
utilities, street widening, and similar needs, where no reasonable alternative exists
without significantly increasing public costs or reducing safety. Mitigation may be
required. Existing Design Review Standards in Section 60.05.25 of the Beaverton
Development Code, encourage the preservation and integration of natural areas by
allowing environmentally sensitive areas to count towards a site’s minimum open
space requirement. However, applicants will also have the option of requesting
flexibility for some Beaverton Development Code standards through Design Review
Guidelines, Adjustment or Variance applications where the preservation of natural
resources may make it challenging to comply with applicable standards.
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Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.3.1.1 policy d.
Policy e) Development within Significant Natural Resource areas shall be consistent
with the relevant regulations or guidelines of the National Marine Fisheries Service,
U.S. Fish and Wildlife Service, Oregon Department of Fish and Wildlife, U.S. Army
Corps of Engineers, Oregon Division of State Lands, Clean Water Services, and the
Oregon Department of Environmental Quality.
Finding: The Oregon Department of State Lands is notified anytime a proposed
development site contains jurisdictional wetlands. The applicant must also obtain
approval from the Army Corps of Engineers if necessary. City staff attempt to
identify any Federal, State, and service providers’ guidelines and regulations. The
city continues to monitor and review policies and regulations as necessary, to ensure
consistency with relevant regulations and guidelines.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.3.1.1 policy e.
Policy f) Specific uses of or development activities in Significant Natural Resources
areas shall be evaluated carefully and those uses or activities that are
complementary and compatible with resource protection shall be permitted. This is
not intended to prohibit a land use permitted by the underlying zoning district but
only to regulate the design of development such as building or parking location or
type of landscaping.
Finding: Development with Significant Natural Resource Areas is subject to
additional review by outside agencies such as Oregon Department of State Lands,
Army Corps of Engineers, and Clean Water Services. These agencies often require
mitigation or enhancement of natural areas where development is proposed,
encouraging applicants to consider the site layout and extent of development.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.3.1.1 policy f.
Goal 7.3.3.1. Protect or enhance wetlands adopted as Significant Wetlands in the
Local Wetland Inventory
Policy b) Development within the buffer area adjacent to a significant wetland shall
be subject to restrictions on building, grading, excavation, placement of fill, and
native vegetation removal.
Finding: The City of Beaverton requires applicants to submit documentation from
Clean Water Services which identifies water quality sensitive areas on the site or
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within 200 feet of the site. Development sites with wetlands are subject to Clean
Water Services’ and Department of State Lands regulations and guidelines. Where
encroachment is proposed in identified sensitive areas or vegetated corridors,
applicant’s may be required to provide mitigation and enhance the natural area.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.3.3.1 policy b.
Goal 7.5.1. Development projects and patterns in the city that result in reduced
energy consumption.
Finding: Compliance with Comprehensive Plan Goal 7.5.1 was described above in
findings for Comprehensive Plan Goal 3.3.1 policy c. Those findings, which describe
flexible development standards for projects that aim to promote energy efficiency,
are incorporated here by reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.5.1.
Goal 7.5.2. Increased use of solar energy and other renewable energy resources in
new development in the City
Policy b) Encourage higher density development where appropriate.
Finding: The proposed text amendment includes two residential zoning districts,
RMA and RMB (found in Section 20.05 Residential Land Use Districts), that provide
the opportunity to have additional housing variety and density near transit and
services. RMA and RMB are the implementing zoning districts for the Medium
Density Neighborhoods designation, which aims to focus the highest density
housing closest to transit, commercial services, parks, and/or other amenities, and to
provide convenient access to these amenities by as many households as possible.
The proposed amendment also allows more density in RMC, which currently is found
near transit lines and commercial areas in parts of the city. In addition, MR would
retain the density standards of R1.
The RMA, RMB, and RMC zones each have a designated minimum density. The
minimum densities established in RMA (17 units per acre), RMB (10 units per acre),
and RMC (7 units per acre) are equal to or greater than the densities established in
the zones they replace (R2, R4, R5, R7, and R10). The zones also have no maximum
density and allow a wider variety of housing types.
Section 20.05 (Residential Land Use Districts) also provides the opportunity to have
additional housing variety and density in the MR, RMA, RMB and RMC zones. The
RMA, RMB, and RMC zones allow single-detached homes, duplexes, triplexes,
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quadplexes, townhomes and cottage clusters, and RMA and MR allow multidwellings (such as apartments). The flexibility and available density ensure effective
and efficient use of land within urban areas to relieve development pressure in rural
areas and protect farms, forests, and natural resources.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.5.2 policy b.
Policy h) The City shall retain and apply regulations requiring consideration of solar
energy options in the development process.
Finding: The Development Code amendments delete the city’s solar access
protection standards, which currently only apply to the R5, R7 and R10 zones. This
section of code was written to ensure solar access to single-detached dwellings, and
there is no practical way to apply the standards to the mix of housing types allowed
in the proposed RMA, RMB and RMC zones. It also would take significant work to
determine how to make them entirely clear and objective and compliant with state
laws regarding middle housing and middle housing land divisions. Issues include:
o

Solar access standards in the section proposed for deletion are calibrated for
single homes on larger lots. For example, some provisions limit development
on a certain portion of the lot, which might not be an issue on a 7,000-squarefoot lot but likely would be more of a constraint on lots between 2,000 square
feet and 5,000 square feet that are allowed in many locations in RMA, RMB
and RMC. Those limitations might mean there is not enough room for a
duplex, triplex, quadplex on smaller lots where outdoor open space and
parking are required.

o

Not all provisions use clear and objective standards, including Section
60.45.10.5.B, which is proposed for deletion, that requires a judgement about
“significant development amenities” and “significant diminution in the market
value.”

o

Many of the provisions could cause “unreasonable cost or delay” for middle
housing, which state law does not allow.

o

As the code is written, a large percentage of lots would be exempted because
the code assumes a “shadow pattern” from districts that are not single-family
residential zones, which includes RMA, RMB and RMC. The shadow pattern is
the “from the largest structure allowed at the closest setback on adjoining
land, whether or not that structure now exists.”
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That means the shadow is assumed to be a 35-foot-tall or 40-foot-tall
building at the abutting properties’ setbacks, which would generate large
shadows on many lots and make them exempt from the requirements.
o

State law (Senate Bill 458 from 2021) requires cities to allow middle housing
land divisions to facilitate fee-simple sales of middle housing. For example, a
property could build a duplex and then create “child lots” under each duplex
so the units could be sold rather than rented. State law does not allow the city
to apply many of the solar access standards to those lots.

In summary, the standards designed for single-detached houses on larger lots are
not applicable to zones where a mix of housing types and smaller lot sizes are
allowed.
The proposed amendments in TA 2022-0002 do include the following provisions to
support energy conservation, including:
o

Allowing more types of housing and more housing units on vacant land within
the city and on properties that could redevelop to add units.

o

Allowing smaller lots, a variety of minimum lot sizes for different housing
types, and minimum densities to ensure efficient use of the land and allow the
creation of smaller units that tend to use less energy than larger units.

o

Requiring adequate setbacks to ensure the availability of light, wind and air,
including 15-feet rear setbacks and 10-foot front setbacks. Site design
standards also require outdoor open area and tree planting in most situations.
The code also allows larger buildings if trees preserved on the site.

o

Incorporating site design requirements that require developments to provide
space for solid waste and recycling containers to promote recycling.

o

Allowing duplexes, triplexes and quadplexes to be detached, which provides
the opportunity for each unit to install its own renewable energy systems, or
attached, which has the benefits of shared walls and allows the building
owner to add renewable energy sources to the entire structure.

o

Providing flexible standards so site and building design can respond to the
site, climate, and renewable energy opportunities.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.5.2 policy h.
Comprehensive Plan Chapter 8: Environmental Quality and Safety
Goal 8.2.1. Maintain and improve water quality, and protect the beneficial uses,
functions and values of water resources
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 94

94

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Policy f) Encourage development in urban environments in ways that promote
healthy environments and natural resources.
Finding: The proposed text amendment includes the following provisions which
address water quality and water resources, including:
o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), requiring outdoor open areas and tree
plantings in most situations. Both requirements can provide more greenery,
which potentially increase pervious coverage on-site. Additional pervious
coverage can reduce stormwater runoff, which then helps reduce nonpoint
source pollution and minimizes potential flooding in urban areas with a lot of
paved surfaces.

o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), providing a tree preservation incentive which
allows some middle housing types to be up to 600 square feet larger than the
maximum allowed floor area if trees are preserved on site.

o

In Section 60.12.05 (Habitat Friendly Development), allowing and
encouraging Habitat Friendly Development Practices that integrate
preservation, enhancement and creation of Habitat Benefit Areas (HBA) and
use of Low Impact Development techniques in order to support natural
systems that provide wildlife with food, shelter, and clean water. In this
section, the proposed amendment only includes minor changes that update
new zone names and clarify that, when preserving HBA in a middle housing
development that includes a Middle Housing Land Division, the applicant can
choose to place the preserved HBA in a separate tract or conservation
easement.

o

New development and redevelopment is also subject to review by Clean
Water Services. If sensitive water quality resources are located on the site, or
within 200 feet of the site, mitigation for any displaced natural area and
enhance of remaining natural areas may be required. Protected natural
resources are often set aside in unbuildable conservation tracts or
easements.

Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 8.2.1 policy f.
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Statewide Planning Goals
In the Comprehensive Plan, Section 1.5.1 Criteria for Legislative and Quasi-judicial
Comprehensive Plan Amendments also indicates that the proposed amendment is
consistent and compatible with relevant Statewide Planning Goals. Of the 19
Statewide Planning Goals, staff finds that the following goals are directly relevant to
the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land Use Planning),
Goal 10 (Housing), and Goal 13 (Energy Conservation).
Goal 1 Citizen Involvement
Goal text: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process. The governing body
charged with preparing and adopting a comprehensive plan shall adopt and publicize
a program for citizen involvement that clearly defines the procedures by which the
general public will be involved in the on-going land-use planning process. The citizen
involvement program shall be appropriate to the scale of the planning effort. The
program shall provide for continuity of citizen participation and of information that
enables citizens to identify and comprehend the issues. Federal, state and regional
agencies and special-purpose districts shall coordinate their planning efforts with
the affected governing bodies and make use of existing local citizen involvement
programs established by counties and cities.
Finding: The Beaverton Citizen Involvement Program adopted by Resolution 2229 in
1980 established a formalized public participation program that provides a method
by which the Beaverton Committee for Community Involvement (as renamed in
Ordinance 4624 signed in 2013) and other community members can communicate
their opinions and inquiries about city matters, including the planning process.
The city’s Development Code procedures were based on and have been found
consistent with the Community Involvement Element. Approval procedures includes
a public hearing before the Planning Commission and a City Council public hearing to
adopt the ordinance. At the public hearing, the Planning Commission will consider
written or oral testimony before making a recommendation to City Council.
Notice for the public hearing relating to the proposed amendment was provided
according to the public noticing requirements of the Development Code. Consistent
with procedures outlined in Section 50.50 (Type 4), notice of the proposed
amendment was sent to all NAC chairs, the Chair of the BCCI, Washington County’s
Department of Land Use and Transportation, Metro, and DLCD. Copies of the hearing
notice were posted at City Hall and the City Library and published in the newspaper,
consistent with noticing requirements. A notice was also posted on the city’s website.
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Mailed notice also was sent to more than 24,000 property owner addresses to notify
property owners where the proposed amendments affect allowed land uses.
From November 2018 through April 2022, the Planning Commission and City
Council also held several public work sessions to discuss the project and the draft
code amendments prior to the May 11 Planning Commission hearing. Community
members were notified about how to provide public comment at each work session
through email notifications that were sent out to community members who opted in
for project updates.
For community wide engagement, staff used a racial equity toolkit, developed by the
Government Alliance on Race and Equity, to help develop housing strategies that
reduce racial inequities and improve success for all communities.
This involved prioritizing engagement with communities most likely to benefit from
more diverse housing options for many reasons, including but not limited to a history
of racial segregation and racist housing practices, the fact that many communities of
color are more likely to be cost-burdened (pay a large percentage of their income for
housing), and the need to accommodate larger families and/or multigenerational
living. A snapshot of public engagement efforts is below:
o

Engagement activities included community meetings that aimed to
understand community-specific issues and priorities with renters,
immigrants, and communities of color; a Farmer’s Market tabling event;
interviews with affordable housing providers, homebuilders, and advocacy
groups; advisory groups and committees; a virtual open house in English and
Spanish; and surveys in English and Spanish.

o

Communities of Color engaged include African; Arabic, Kurdish, and Middle
Eastern; Black/African American; Asian and South Asian, Latinx and Chicano,
Middle Eastern and North African; Native American; and Slavic.

o

Demographics engaged include formerly houseless persons; renters,
including low-income families with Section 8 vouchers as well as market-rate
renters; homeowners; recent immigrants; multigenerational families; single
parent households; young adults and older adults; male, female and nonbinary
participants; gay, lesbian and transgender participants; and people with
mobility issues.

o

Translated materials: Arabic, Spanish and Thai.

o

Interpretation during meetings: Farsi, Spanish and Thai.

Conclusion: Therefore, staff finds the city has provided adequate notice and
opportunity for public involvement consistent with Goal 1.
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Goal 2 Land Use Planning:
Goal text: To establish a land use planning process and policy framework as a basis
for all decisions and actions related to use of land and to assure an adequate factual
basis for such decisions and actions.
Finding: Changes to the Beaverton Development Code require a Type 4 review
process, which includes noticing and a public comment period, prior to a hearing
before the Planning Commission. The hearing is open to the public and includes an
opportunity to receive public testimony. At the conclusion of the hearing, the
Planning Commission can continue the hearing to a later date, keep the record open
for more information, or make a recommendation to the City Council, the ultimate
decision-making authority. Prior to adoption of the Development Code text
amendment, the City Council will consider all the evidence in the record, including any
testimony provided at the Planning Commission hearing and any recommended
changes to the proposal.
The proposed Development Code text amendment fits within the established
process and framework. The findings contained within this report establish an
adequate factual basis for the proposal.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with Goal 2.
Goal 10 Housing:
Goal text: To provide for the housing needs of the citizens of the state.
Finding: Beaverton’s Housing Needs Analysis (HNA) was published in October 2015.
It demonstrated a need for all housing types in the 20-year period ending in 2035.
This was true for both the current Beaverton city limits as well as the city limits plus
the assumed urban service area, which is an area where it is assumed Beaverton will
provide governance in the future. The state Department of Land Conservation and
Development (DLCD) found it to be consistent with the requirements of Statewide
Planning Goal 10.
See Table 11 for the number of housing units projected to be needed.
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Table 11: Projected Future Need for New Housing Units (2035)

Current city
limits (2015)
City limits plus
assumed urban
service
boundary

SF
detached

SF
attached

Duplex

3 or 4
units

5+ units

5,767

1,542

295

718

3,866

14,001

2,626

958

2,107

7,999

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14,
2020.

Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing
Element and Land Use Element to address the identified housing needs. DLCD also
found these Comprehensive Plan changes consistent with the Statewide Planning
Goals. In addition, the city successfully applied for an Urban Growth Boundary
expansion in 2018 and is currently planning for the 1,200-acre Cooper Mountain
expansion area. Metro approved the urban growth boundary expansion with the
requirement that it accommodate at least 3,760 housing units and the future zoning
allow middle housing in all zones.
The proposed Development Code text amendments comply with House Bill 2001,
which requires the city to allow middle housing in residential districts that allow
single-detached homes. Beaverton’s TA2022-0002 includes Development Code
amendments that comply with that law. Those Development Code amendments in
general will allow duplexes, triplexes, quadplexes, townhomes, and cottage clusters
in zoning districts where the current code does not allow middle housing or only
allows it in limited circumstances. This will increase the number of units that could be
allowed on thousands of lots within the cities, although the number of additional
units that would be produced is not known. The city has just started a Housing Needs
Analysis and Housing Production Strategy project to determine the city’s future
housing needs and identify how many housing units the city can expect to produce
with current zoning and with the TA2022-0002 Development Code amendment.
Specifically, the Development Code text amendment addresses housing needs and
supporting housing variety by:
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o

In Section 20.05 (Residential Land Use Districts), including two new
residential zoning districts, RMA and RMB, that provide the opportunity to
have additional housing variety and density near transit and services. RMA
and RMB are the implementing zoning districts for the Medium Density
Neighborhoods designation in the Comprehensive Plan, which aims to focus
the highest density housing closest to transit, commercial services, parks,
and/or other amenities, and to provide convenient access to these amenities
by as many households as possible. The proposed amendment also allows
more housing variety and density in RMC, which currently is found near
transit lines and commercial areas in parts of the city. In addition, MR would
retain the density standards of R1.

o

In Section 20.05.15 (Site Development Standards), allowing smaller lots and a
variety of minimum lot sizes for different housing types.

o

In Section 60.05.60 (Design Standards for Single-Detached Dwellings and
Middle Housing), providing flexible standards so property owners have more
choices when it comes to site and building design.

o

In Section 60.30 (Off-Street Parking), establishing minimum parking
standards that are low enough to increase feasibility by leaving room on the
site for larger homes and/or more units.

o

HB2001 requires that local governments “consider ways to increase the
affordability of middle housing by considering ordinances and policies that
include but are not limited to”1 waiving or deferred system development
charges; adopting property tax exemptions; and assessing a construction
excise tax. The city has considered those methods and others and will again
as Council goes through a series of Housing Talks in 2022 that will include
strategies to increase affordable housing that will inform the state-mandated
Housing Production Strategy work in the next year:

o

Construction Excise Tax: The City’s Housing Five-Year Action Plan lists
“Explore a Construction Excise Tax on new development” as a goal to
establish a dedicated affordable housing funding source. The action plan was
approved by the City Council. The funding source also was discussed during
Council meetings on April 24, 2018, and Nov. 12, 2019. In 2022, the City
Council approved its Fiscal Year 2022/23 – Fiscal Year 2023/24 Council
Priorities Workplan. Among the Strategic Goals & Work Plan Priorities
approved by the City Council as part of that Council Priorities Workplan is
“Affordable Housing,” which includes a call to determine if a Construction
Excise tax should be established to provide a dedicated fund for affordable
housing. Beaverton also will consider this question as Council goes through a
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series of Housing Talks that will include strategies to increase affordable
housing which will inform its Housing Production Strategy to comply with
state administrative rules related to 2019’s House Bill 2003.
o

SDC waivers: Beaverton sets SDC rates for water service within its service
area. (Parts of Beaverton are served by the Tualatin Valley Water District,
Raleigh Water District and West Slope Water District.) City water SDCs are
based on meter size, which means they scale according to the size of
development. A supplemental transportation system development charge for
the South Cooper Mountain area, which was established to pay for
infrastructure to develop that urban growth boundary expansion area, is
controlled by the city but it is only for a small part of the city. Other SDCs are
determined by other service providers, including:
o

Clean Water Services (sewer and stormwater). Beaverton is currently
negotiating a new intergovernmental agreement with Clean Water
Services, and rates and charges are one of the topics to be addressed.

o

Tualatin Hills Park & Recreation District (parks, recreation, trails and
natural areas). The park district recently revised its SDC methodology
which includes 50 percent reduction for regulated affordable housing
restricted at 60 percent Area Median Income (AMI) or below, and 100
percent reduction for regulated affordable units restricted at 30percent
AMI or below.

o

Washington County (transportation through the Traffic Development Tax
(TDT), which is not an SDC but instead is a tax approved by Washington
County voters. Methodology change requires voter approval.

On December 4, 2018, Beaverton Council passed a Resolution to provide
limited SDC assistance to proposed affordable housing projects.
o

Property tax exemptions: Beaverton has an existing property tax exemption
for affordable housing enabled by ORS 307.540-548. It is for nonprofit
housing providers that serve residents earning below 60 percent of the area
median income and below 80 percent of the area median income in their
second and subsequent years of tenancy. The program is structured to
exempt qualifying affordable housing projects from property taxes levied by
all governments and special districts that have taxing authority over the
property. This results in a cost savings that can be passed on to qualified
residents in the form of lower rents. The most recent year involved
applications from 10 projects with 678 units.
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Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with Goal 10.
Goal 12 Transportation
Goal text: To provide and encourage a safe, convenient, and economic
transportation system.
Finding: No findings are necessary regarding Goal 12 because ORS 197.758 Sec. 3 (5)
says: “When a local government makes a legislative decision to amend its
comprehensive plan or land use regulations to allow middle housing in areas zoned
for residential use that allow for detached single-family dwellings, the local
government is not required to consider whether the amendments significantly affect
an existing or planned transportation facility. [2019 c.639 §3].” CPA2022-0004, TA
2022-0002, and ZMA 2022-0004 are legislative proposals to amend the city’s
Comprehensive Plan, Development Code, and Zoning Map to allow middle housing in
areas zoned for residential use that allow for detached single-family dwellings. TA
2022-0002 also removed single-detached dwellings as an allowed use in some
zones, but single-detached homes are lower trip generators than other uses in those
zones and the reasonable worst-case scenario for traffic generation will remain
unchanged. The proposed amendments in those zones will have no significant effect
on the transportation system.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with Goal 12.
Goal 13 Energy Conservation:
Goal text: To conserve energy. Land and uses developed on the land shall be
managed and controlled so as to maximize the conservation of all forms of energy,
based upon sound economic principles.
Finding: The Development Code amendments delete the city’s solar access
protection standards, which currently only apply to the R5, R7 and R10 zones. This
section of code was written to ensure solar access to single-detached dwellings, and
there is no practical way to apply the standards to the mix of housing types allowed
in the proposed RMA, RMB and RMC zones. It also would take significant work to
determine how to make them entirely clear and objective and compliant with state
laws regarding middle housing and middle housing land divisions. Issues include:
o

Solar access standards in the section proposed for deletion are calibrated for
single homes on larger lots. For example, some provisions limit development
on a certain portion of the lot, which might not be an issue on a 7,000-squarefoot lot but likely would be more of a constraint on lots between 2,000 square
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feet and 5,000 square feet that are allowed in many locations in RMA, RMB
and RMC. Those limitations might mean there is not enough room for a
duplex, triplex, quadplex on smaller lots where outdoor open space and
parking are required.
o

Not all provisions use clear and objective standards, including Section
60.45.10.5.B, which is proposed for deletion, that requires a judgement about
“significant development amenities” and “significant diminution in the market
value.”

o

Many of the provisions could cause “unreasonable cost or delay” for middle
housing, which state law does not allow.

o

As the code is written, a large percentage of lots would be exempted because
the code assumes a “shadow pattern” from districts that are not single-family
residential zones, which includes RMA, RMB and RMC. The shadow pattern is
the “from the largest structure allowed at the closest setback on adjoining
land, whether or not that structure now exists.” That means the shadow is
assumed to be a 35-foot-tall or 40-foot-tall building at the abutting
properties’ setbacks, which would generate large shadows on many lots and
make them exempt from the requirements.

o

State law (Senate Bill 458 from 2021) requires cities to allow middle housing
land divisions to facilitate fee-simple sales of middle housing. For example, a
property could build a duplex and then create “child lots” under each duplex
so the units could be sold rather than rented. State law does not allow the city
to apply many of the solar access standards to those lots.

In summary, the standards designed for single-detached houses on larger lots are
not applicable to zones where a mix of housing types and smaller lot sizes are
allowed.
The proposed amendments in TA 2022-0002 do include the following provisions to
support energy conservation, including:
o

Allowing more types of housing and more housing units on vacant land within
the city and on properties that could redevelop to add units.

o

Allowing smaller lots, a variety of minimum lot sizes for different housing
types, and minimum densities to ensure efficient use of the land and allow the
creation of smaller units that tend to use less energy than larger units.

o

Requiring adequate setbacks to ensure the availability of light, wind and air,
including 15-feet rear setbacks and 10-foot front setbacks. Site design
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standards also require outdoor open area and tree planting in most situations.
The code also allows larger buildings if trees preserved on the site.
o

Incorporating site design requirements that require developments to provide
space for solid waste and recycling containers to promote recycling.

o

Allowing duplexes, triplexes and quadplexes to be detached, which provides
the opportunity for each unit to install its own renewable energy systems, or
attached, which has the benefits of shared walls and allows the building
owner to add renewable energy sources to the entire structure.

o

Providing flexible standards so site and building design can respond to the
site, climate, and renewable energy opportunities.

Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with Goal 13.
State Land Use Goal Compliance Summary: Staff finds that the proposed Development
Code text amendments comply with applicable Statewide Planning Goals.
Oregon Administrative Rules
In the Comprehensive Plan, Section 1.5.1 Criteria for Legislative and Quasi-judicial
Comprehensive Plan Amendments also indicates that the proposed amendment is
consistent and compatible with related Oregon Administrative Rules. The following
Oregon Administrative Rules apply:
660-007-0015: Clear and Objective Approval Standards Required
OAR text: (1) Except as provided in section (2) of this rule, a local government may
adopt and apply only clear and objective standards, conditions and procedures
regulating the development of needed housing on buildable land. The standards,
conditions and procedures may not have the effect, either in themselves or
cumulatively, of discouraging needed housing through unreasonable cost or delay.
(2) In addition to an approval process for needed housing based on clear and
objective standards, conditions and procedures as provided in section (1) of this rule,
a local government may adopt and apply an optional alternative approval process for
applications and permits for residential development based on approval criteria
regulating, in whole or in part, appearance or aesthetics that are not clear and
objective if: (a) The applicant retains the option of proceeding under the approval
process that meets the requirements of section (1); (b) The approval criteria for the
alternative approval process comply with applicable statewide land use planning
goals and rules; and (c) The approval criteria for the alternative approval process
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authorize a density at or above the density level authorized in the zone under the
approval process provided in section (1) of this rule.
Finding: The proposed text amendment includes clear and objective standards in the
following ways, including:
o

In Sections 20.05.20 (Residential Land Uses), 20.10.20 (Commercial Land
Uses) and 20.20.20 (Multiple Use Land Uses), a footnote has been added to
the Land Use table to indicate that housing variety for sites in South Cooper
Mountain is required because the code may not require Planned Unit
Development (PUDs, which require housing variety) for sites greater than 10
acres.

o

In Section 40.21 (Single-Detached and Middle Housing Design Review),
including three new applications: Single-Detached and Middle Housing
Design Review One (a Type 1 review process), Single-Detached and Middle
Housing Design Review Two (a Type 2 review process), and Single-Detached
and Middle Housing Design Review Three (a Type 3 review process). The
Design Review One section indicates that approval is based on applicable
standards, which are clear and objective. The decision-making authority is the
Planning Director (staff review). No public notice noticed is required. Design
Review Two and Design Review Three options provide a discretionary
pathway if an applicant chooses not to meet some or all the clear and
objective standards. Discretion is available through design guidelines in
Section 60.05.60. Otherwise, the approval criteria for Design Review Two
and Design Review Three comply with applicable statewide land use planning
goals and rules, as well as minimum density established in Section 20.05.15
(unless the applicable provisions are subject to an Adjustment, Planned Unit
Development, or Variance application – all Type 2 or Type 3 applications).

o

In Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing), establishing clear and objective design
standards for single-detached dwellings and middle housing that are
referenced in the Design Review One approval criteria. Design guidelines are
available if an applicant chooses not to meet some or all of the clear and
objective standards.

o

In Section 60.35 (Planned Unit Developments), updating this section to
include clear and objective standards for housing by removing the
requirement that developments larger than 10 acres in South Cooper
Mountain go through the discretionary Planned Unit Development process.
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This is not compliant with state law because it does not provide a clear and
objective path for approval of housing.
o

In Section 60.05.20, Section 60.05.25, 60.05.60, 60.15, and 60.55,
establishing clear and objective standards for South Cooper Mountain that
ensure the city can implement the South Cooper Mountain Community Plan.
The standards will address topics such as street connections, trails, and open
space requirements.

Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-007-0015.
660-007-0018: Specific Plan Designations Required
OAR text: (1) Plan designations that allow or require residential uses shall be
assigned to all buildable land. Such designations may allow nonresidential uses as
well as residential uses. Such designations may be considered to be "residential plan
designations" for the purposes of this division. The plan designations assigned to
buildable land shall be specific so as to accommodate the varying housing types and
densities identified in OAR 660-007-0030 through 660-007-0037. (2) A local
government may defer the assignment of specific residential plan designations only
when the following conditions have been met: (a) Uncertainties concerning the
funding, location and timing of public facilities have been identified in the local
comprehensive plan; (b) The decision not to assign specific residential plan
designations is specifically related to identified public facilities constraints and is so
justified in the plan; and (c) The plan includes a time-specific strategy for resolution
of identified public facilities uncertainties and a policy commitment to assign
specific residential plan designations when identified public facilities uncertainties
are resolved.
Finding: Chapter 3 Comprehensive Plan amendments provide land use designations
and corresponding implementing zoning districts (found in the proposed
Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) for residential
areas that provide the opportunity to have additional housing variety and density
throughout the Neighborhoods designation and in some cases in the Mixed Use
Corridors and Neighborhood Centers designations. In Section 20.05 (Residential
Land Use Districts), the RMA, RMB, and RMC implementing zones for the
Neighborhood designation allow single-detached homes, duplexes, triplexes,
quadplexes, townhomes and cottage clusters, and RMA and MR allow multidwellings (such as apartments). That variety of housing types can accommodate a
range of ages, household sizes and income levels (assuming smaller units are less
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expensive than larger units). Those zones are applied in some areas that are close to
transit services, commercial areas, parks and other important destinations.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-007-0018.
660-007-0030: New Construction Mix
OAR text: (1) Jurisdictions other than small developed cities must either designate
sufficient buildable land to provide the opportunity for at least 50 percent of new
residential units to be attached single family housing or multiple family housing or
justify an alternative percentage based on changing circumstances. Factors to be
considered in justifying an alternate percentage shall include, but need not be limited
to: (a) Metro forecasts of dwelling units by type; (b) Changes in household structure,
size, or composition by age; (c) Changes in economic factors impacting demand for
single family versus multiple family units; and (d) Changes in price ranges and rent
levels relative to income levels. (2) The considerations listed in section (1) of this rule
refer to county-level data within the UGB and data on the specific jurisdiction.
Finding: Oregon Administrative Rule 660-007-030 requires the City of Beaverton to
designate sufficient buildable land to provide the opportunity for at least 50 percent
of new residential units to be attached single family housing or multiple family
housing or justify an alternative percentage based on changing circumstances.
The City of Beaverton’s last Housing Needs Analysis (HNA), acknowledged in 2016,
examined the capacity of residential lands to provide needed housing and the HNA
was acknowledged by DLCD. In the HNA (titled Beaverton Housing Strategies
Report), Figure 11.1 on Page 74, shows the capacity for 8,273 attached or multifamily
units and 5,033 single-family detached units in the city, which is about 62 percent of
units. That far exceeds the 50 percent required.
In the proposed text amendment, Section 20.05.20 (Residential Land Uses) allows
attached single family housing (townhouses) and multiple family housing (duplexes,
triplexes and quadplexes) in all residential zones (MR, RMA, RMB and RMC).
Therefore, the proposed amendment will provide significantly more opportunities to
build these housing types in all residential areas.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-007-0030.
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660-007-0033: Consideration of Other Housing Types
OAR text: Each local government shall consider the needs for manufactured housing
and government assisted housing within the Portland Metropolitan UGB in arriving
at an allocation of housing types.
Finding: The City of Beaverton’s last Housing Needs Analysis, acknowledged in 2016,
considered the need for manufactured housing and government assisted housing
and that the HNA was acknowledged by DLCD. It is here:
https://www.beavertonoregon.gov/377/Volume-II
In March 2022, the city kicked off a new Housing Need Analysis, which will again
consider the needs for manufactured housing and government assisted housing
within the Portland Metropolitan UGB in arriving at an allocation of housing types.
With respect to this proposed text amendment, it increases opportunities to provide
manufactured housing in the city by:
o

In Section 20.05.20 (Residential Land Uses), changing the land use
permissions for Manufactured Homes Parks in RMA from Conditional Use to
Permitted.

o

In Section 60.20.20 (Mobile and Manufactured Home Regulations), updating
manufactured home regulations to ensure the rules are consistent with state
law. Manufactured homes generally are treated the same as single-detached
dwellings. The draft code removes design requirements that are not applied
to single-detached housing, not clear and objective, or that could
unnecessarily increase the cost of manufactured homes (such as size
requirements that prevent smaller units or requiring an added garage or
carport). The proposed code does retain a few provisions specifically allowed
in state law, including the excavated and back-filled foundation with an
enclosed perimeter, the thermal envelope requirement and the restriction on
manufactured homes abutting a historic district or landmark. Although
manufactured homes can be used as part of middle housing, the
Development Code (and state law) define manufactured home parks as sites
with four or more manufactured homes. So once more than three
manufactured homes are placed on a site, it becomes a manufactured home
park and would have to be consistent with standards for a park.

o

In Chapter 90, updating the definition for accessory dwelling unit to indicate
that it can be a manufactured home.
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o

In Chapter 90, creating new definitions for duplex, triplex and quadplex that
indicate that if these housing types are detached, then some of the detached
units can be manufactured homes.

Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-007-0033.
660-007-0035: Minimum Residential Density Allocation for New Construction
OAR text: The following standards shall apply to those jurisdictions which provide
the opportunity for at least 50 percent of new residential units to be attached single
family housing or multiple family housing: … (3) Multnomah County and the cities of
Portland, Gresham, Beaverton, Hillsboro, Lake Oswego and Tigard must provide for
an overall density of ten or more dwelling units per net buildable acre. ...
Finding: OAR 660-007-0030 indicates that cites such as Beaverton must either
designate sufficient buildable land to provide the opportunity for at least 50 percent
of new residential units to be attached single family housing or multiple family
housing or justify an alternative percentage based on changing circumstances.
Beaverton Housing Strategies Report, in Figure 11.1 on Page 74, shows the capacity
for 8,273 attached or multi-family units and 5,033 single-family detached units in
the city, which is about 62 percent of units. That far exceeds the 50 percent required
in OAR 660-007-0030, which also means that the city must provide the opportunity
for an overall density of ten or more dwelling units per net buildable acre.
Through previous Comprehensive Plan updates, Chapter 3 (Land Use Element) has
been found to provide at least 10 dwelling units per net buildable acre, so the current
Land Use Element already meets that goal. Furthermore, the Housing Options
Project is retaining or increasing the minimum densities in residential areas and
eliminating maximum densities in residential areas, which will result in an opportunity
for additional density per net buildable acre.
Specifically, in the proposed text amendment, Section 20.05.20 (Residential Land
Uses) allows middle housing in all residential zones (MR, RMA, RMB and RMC).
Therefore, the proposed amendment will provide significantly more opportunities to
build these housing types in all residential areas.
In addition, the proposed amendment for Section 20.05.15 (Minimum
Density) includes updated density standards for the RMA, RMB and RMC zones. See
Table 12 below for additional information.
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Table 12: Minimum residential density by zone
Proposed zone

Replaces existing zone(s) Minimum density

Multi-unit Residential (MR)

R1

35 units per acre

Residential Mixed A (RMA)

R2

17 units per acre

Residential Mixed B (RMB)

R4, R5

10 units per acre

Residential Mixed C (RMC)

R7, R10

7 units per acre

Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-007-0035.
660-008-0010: Allocation of Buildable Land
OAR text: The mix and density of needed housing is determined in the housing
needs projection. Sufficient buildable land shall be designated on the comprehensive
plan map to satisfy housing needs by type and density range as determined in the
housing needs projection. The local buildable lands inventory must document the
amount of buildable land in each residential plan designation.
Finding: Compliance with OAR 660-008-0010 was described above in findings for
OAR 660-007-0030, which describes how the city’s last HNA (acknowledged in
2016) examines sufficient buildable lands to satisfy housing needs by type; and OAR
660-007-0035, which describes minimum densities in residential areas, are
incorporated here by reference.
Since the HNA was acknowledged in 2016, the city updated the Land Use Element
again and received approved from Metro in 2018 to expand the urban growth
boundary for the Cooper Mountain area to meet our housing needs and ensure an
adequate supply of buildable land.
In March 2022, the city kicked off a new Housing Need Analysis, which will
reexamine the mix and density of needed housing in Beaverton.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-008-0010.
660-008-0015: Clear and Objective Approval Standards Required
OAR text: (1) Except as provided in section (2) of this rule, a local government may
adopt and apply only clear and objective standards, conditions and procedures
regulating the development of needed housing on buildable land. The standards,
conditions and procedures may not have the effect, either in themselves or
cumulatively, of discouraging needed housing through unreasonable cost or delay.
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(2) In addition to an approval process for needed housing based on clear and
objective standards, conditions and procedures as provided in section (1) of this rule,
a local government may adopt and apply an optional alternative approval process for
applications and permits for residential development based on approval criteria
regulating, in whole or in part, appearance or aesthetics that are not clear and
objective if: (a) The applicant retains the option of proceeding under the approval
process that meets the requirements of section (1); (b) The approval criteria for the
alternative approval process comply with applicable statewide land use planning
goals and rules; and (c) The approval criteria for the alternative approval process
authorize a density at or above the density level authorized in the zone under the
approval process provided in section (1) of this rule. (3) Subject to section (1), this rule
does not infringe on a local government’s prerogative to:(a) Set approval standards
under which a particular housing type is permitted outright; (b) Impose special
conditions upon approval of a specific development proposal; or (c) Establish
approval procedures.
Finding: Compliance with OAR 660-008-0015 was described above in findings for
OAR 660-007-0015, which described clear and objective approval standards for
housing; and are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-008-0015.
660-046-0030: Implementation of Middle Housing Ordinances
OAR text: (1) Before a local government amends an acknowledged comprehensive
plan or a land use regulation to allow Middle Housing, the local government must
submit the proposed amendment to the Department for review and comment
pursuant to OAR chapter 660, division 18. (2) In adopting or amending regulations or
amending a comprehensive plan to allow Middle Housing, a local government must
include findings demonstrating consideration, as part of the post-acknowledgement
plan amendment process, of methods to increase the affordability of Middle Housing
through ordinances or policies that include but are not limited to: (a) Waiving or
deferring system development charges; (b) Adopting or amending criteria for
property tax exemptions under ORS 307.515 to ORS 307.523, ORS 307.540 to ORS
307.548 or ORS 307.651 to ORS 307.687 or property tax freezes under ORS
308.450 to ORS 308.481; and (c) Assessing a construction tax under ORS 320.192
and ORS 320.195. (3) When a local government amends its comprehensive plan or
land use regulations to allow Middle Housing, the local government is not required to
consider whether the amendments significantly affect an existing or planned
transportation facility.
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Finding: The proposed Development Code text amendment (TA2022-0002)
complies with OAR 660-046-0030, which requires the city to allow middle housing
in residential districts that allow single-detached homes.
Consistent with procedures outlined in the Beaverton Development Code, staff
submitted the Post-Acknowledgement Plan Amendment (PAPA) to DLCD on March
31, 2022, more than 35 days before the initial hearing. DLCD acknowledged receiving
the PAPA via email on March 31, 2022.
TA2022-0002 includes Development Code amendments that comply with HB2001
as codified in OAR 660-046-0030. Those Development Code amendments in
general will allow duplexes, triplexes, quadplexes, townhomes, and cottage clusters
in zoning districts where the current code does not allow middle housing or only
allows it in limited circumstances. This will increase the number of units that could be
allowed on thousands of lots within the cities, although the number of additional
units that would be produced is not known. The city has just started a Housing Needs
Analysis and Housing Production Strategy project to determine the city’s future
housing needs and identify how many housing units the city can expect to produce
with current zoning and with the TA2022-0002 Development Code amendment.
HB2001 requires that local governments “consider ways to increase the affordability
of middle housing by considering ordinances and policies that include but are not
limited to”1 waiving or deferred system development charges; adopting property tax
exemptions; and assessing a construction excise tax. The city has considered those
methods and others and will again as Council goes through a series of Housing Talks
in 2022 that will include strategies to increase affordable housing that will inform the
state-mandated Housing Production Strategy work in the next year:
o

Construction Excise Tax: The City’s Housing Five-Year Action Plan lists
“Explore a Construction Excise Tax on new development” as a goal to
establish a dedicated affordable housing funding source. The action plan was
approved by the City Council. The funding source also was discussed during
Council meetings on April 24, 2018, and Nov. 12, 2019. In 2022, the City
Council approved its Fiscal Year 2022/23 – Fiscal Year 2023/24 Council
Priorities Workplan. Among the Strategic Goals & Work Plan Priorities
approved by the City Council as part of that Council Priorities Workplan is
“Affordable Housing,” which includes a call to determine if a Construction
Excise tax should be established to provide a dedicated fund for affordable
housing. Beaverton also will consider this question as Council goes through a
series of Housing Talks that will include strategies to increase affordable
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housing which will inform its Housing Production Strategy to comply with
state administrative rules related to 2019’s House Bill 2003.
o

SDC waivers: Beaverton sets SDC rates for water service within its service
area. (Parts of Beaverton are served by the Tualatin Valley Water District,
Raleigh Water District and West Slope Water District.) City water SDCs are
based on meter size, which means they scale according to the size of
development. A supplemental transportation system development charge for
the South Cooper Mountain area, which was established to pay for
infrastructure to develop that urban growth boundary expansion area, is
controlled by the city but it is only for a small part of the city. Other SDCs are
determined by other service providers, including:
o

Clean Water Services (sewer and stormwater). Beaverton is currently
negotiating a new intergovernmental agreement with Clean Water
Services, and rates and charges are one of the topics to be addressed.

o

Tualatin Hills Park & Recreation District (parks, recreation, trails and
natural areas). The park district recently revised its SDC methodology
which includes 50 percent reduction for regulated affordable housing
restricted at 60 percent Area Median Income (AMI) or below, and 100
percent reduction for regulated affordable units restricted at 30percent
AMI or below.

o

Washington County (transportation through the Traffic Development Tax
(TDT), which is not an SDC but instead is a tax approved by Washington
County voters. Methodology change requires voter approval.

On December 4, 2018, Beaverton Council passed a Resolution to provide
limited SDC assistance to proposed affordable housing projects.
o

Property tax exemptions: Beaverton has an existing property tax exemption
for affordable housing enabled by ORS 307.540-548. It is for nonprofit
housing providers that serve residents earning below 60 percent of the area
median income and below 80 percent of the area median income in their
second and subsequent years of tenancy. The program is structured to
exempt qualifying affordable housing projects from property taxes levied by
all governments and special districts that have taxing authority over the
property. This results in a cost savings that can be passed on to qualified
residents in the form of lower rents. The most recent year involved
applications from 10 projects with 678 units.

Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0030.
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660-046-0040: Compliance
OAR text: (1) A Medium or Large City may adopt land use regulations or amend its
comprehensive plan to comply with ORS 197.758 and the provisions of this division.
… (4) A Large City which is A Local Government That Has Not Acted by June 30,
2022 or within two years of qualifying as a Large City pursuant to OAR 660-0460050 and has not received an extension under section (2), shall directly apply the
applicable Model Code contained in OAR 660-046-0010(4) for the specific Middle
Housing type that is not in compliance with the relevant rules in this division to all
proposed development applications for that specific Middle Housing type until such
time as the Large City has adopted provisions under section (1). … (8) Where a
Medium or Large City directly applies the Model Code in accordance with sections
(3), (4) and (5), the Model Code completely replaces and pre-empts any provisions of
that Medium or Large City’s development code that conflict with the applicable
sections of the Model Code.
Finding: The City Council public hearing to consider amendments in TA 2022-0002
(as well as CPA 2022-0004 and ZMA 2022-0004) is currently scheduled for July 19,
2022. As of April 29, 2022, staff anticipates directly applying the Model Code to
development applications received on or after July 1, 2022, and understands that the
Model Code will replace and pre-empt any provisions of Beaverton’s Development
Code that conflict with the applicable sections of the Model Code, from July 1 until
the effective ordinance date.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0040.
OAR 660-046-0100 through OAR 660-046-0130
The City of Beaverton is classified as a Large City for the purpose of complying with
Chapter 660 Division 46 (Middle Housing in Medium and Large Cities). However,
OAR 660-046-0205 (Applicability of Middle Housing in Large Cities) indicates that a
“Large City must allow for the development of Duplexes in the same manner as
required for Medium Cities in OAR 660-046-0100 through OAR 660-046-0130;”
therefore, findings for OAR 660-046-0100 through OAR 660-046-0130 are below.
660-046-0105 Applicability of Middle Housing in Medium Cities
OAR text: (1) A Medium City must allow for the development of a Duplex, including
those Duplexes created through conversion of an existing detached single-family
dwelling, on each Lot or Parcel zoned for residential use that allows for the
development of detached single-family dwellings.
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Finding: Section 20.05 (Residential Land Use Districts) indicates that duplexes are
allowed on all lots where single-detached dwellings are allowed. In addition, Section
40.21 (Single-Detached and Middle Housing Design Review) indicates that Design
Review is not required for creation of middle housing through the addition to, or
conversion of, an existing single-detached dwelling, which makes it easier to build
duplexes.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0105.
660-046-0110 Provisions Applicable to Duplexes in Medium Cities
OAR text:
(1) Medium Cities may regulate Duplexes to comply with protective measures,
including plans, policies and regulations, as provided in OAR 660-0460010(3).
Finding: The City of Beaverton has adopted a Local Wetland Inventory and
has identified significant resources in Volume III of the Comprehensive Plan,
pursuant to Statewide Planning Goal 5. Duplexes will be subject to the same
process and review as applicable to other types of development in Significant
Natural Resource Areas or jurisdictional wetlands.
(2) Medium Cities may regulate siting and design of Duplexes, provided that
the regulations: (a) Are clear and objective standards, conditions, or
procedures consistent with ORS 197.307; and (b) Do not, individually or
cumulatively, discourage the development of Duplexes through unreasonable
costs or delay.
Finding: Compliance with OAR 660-046-0110(2) is described below in
findings for OAR 660-007-0015, which describes clear and objective
standards; OAR 660-046-0120, which describes duplex siting standards: and
OAR 660-046-0125, which describes duplex design standards, and are
incorporated here by reference.
Furthermore, duplex design standards are based on the state-approved
Model Code, which has been demonstrated not to add unreasonable cost or
delay. And where design standards deviate from the Model Code, they either
provide additional flexibility to make it easier to build duplexes, or they are
similarly applied to all single-detached dwellings as well.
(3) Siting and design standards that create unreasonable cost and delay
include any standards applied to Duplex development that are more
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restrictive than those applicable to detached single-family dwellings in the
same zone.
Finding: Compliance with OAR 660-046-0110(3) is described above in
findings for OAR 660-046-0110(2), which addresses siting and design
standards for duplexes, and is incorporated here by reference.
(4) Siting and design standards that do not, individually or cumulatively,
discourage the development of Duplexes through unreasonable cost and
delay include only the following: (a) Regulations to comply with protective
measures adopted pursuant to statewide land use planning goals provided in
OAR 660-046-0010(3); (b) Permitted uses and approval process provided in
OAR 660-046-0115; (c) Siting standards provided in OAR 660-046-0120; (d)
Design standards in Medium Cities provided in OAR 660-046-0125; (e)
Duplex Conversions provided in OAR 660-046-0130; and (f) Any siting and
design standards in the Model Code contained in section OAR 660-0460010(4)(a).
Finding: Compliance with OAR 660-046-0110(4) is described above in
findings for OAR 660-046-0110(1); OAR 660-046-0110(2), and OAR 660046-0110(3), and are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0110.
660-046-0115 Permitted Uses and Approval Process
OAR text: Medium Cities must apply the same approval process to Duplexes as
detached single-family dwellings in the same zone. Pursuant to OAR 660-007-0015,
OAR 660-008-0015, and ORS 197.307, Medium Cities may adopt and apply only
clear and objective standards, conditions, and procedures regulating the
development of Duplexes. Nothing in this rule prohibits a Medium City from adopting
an alternative approval process for applications and permits for Middle Housing
based on approval criteria that are not clear and objective as provided in OAR 660007-0015(2), OAR 660-008-0015(2), and ORS 197.307(6).
Finding: Single-Detached Dwellings and Duplex are subject to the same approval
process in all residential zones. In the proposed amendment, Section 40.21 includes
three new applications for single-detached dwellings and middle housing. The
applications include Single-Detached and Middle Housing Design Review One (a
Type 1 review process), Single-Detached and Middle Housing Design Review Two (a
Type 2 review process), and Single-Detached and Middle Housing Design Review
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Three (a Type 3 review process). The same threshold, procedure type, and approval
criteria apply to single-detached dwellings and duplexes.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0115.
660-046-0120 Duplex Siting Standards in Medium Cities
OAR text: The following standards apply to all Duplexes:
(1) Minimum Lot or Parcel Size: A Medium City may not require a minimum Lot
or Parcel size that is greater than the minimum Lot or Parcel size required for
a detached single-family dwelling in the same zone. Additionally, Medium
Cities shall allow the development of a Duplex on any property zoned to allow
detached single-family dwellings, which was legally created prior to the
Medium City’s current lot size minimum for detached single-family dwellings
in the same zone.
Finding: Section 20.05.15 establishes the same minimum lot size for duplexes
and single-detached dwellings. In addition, a duplex is allowed on any
property zones to allow single-detached dwellings.
(2) Density: If a Medium City applies density maximums in a zone, it may not
apply those maximums to the development of Duplexes.
Finding: Maximum density is not applicable in the RMA, RMB and RMC zones.
Section 20.05.15 indicates that maximum density is allowed in the MR zone.
However, OAR 660-046-0010 (Applicability) indicates that, “a Medium or
Large City need not comply with this division for … (b) Lots or Parcels that are
Zoned For Residential Use but do not allow for the development of a
detached single-family dwelling.” Since Section 20.05.20 indicates that the
MR zone does not allow new single-detached dwellings as a permitted use,
then OAR 660-046-0120(2) does not apply to the MR zone.
(3) Setbacks: A Medium City may not require setbacks to be greater than
those applicable to detached single-family dwellings in the same zone.
Finding: Section 20.05.15 establishes the same setbacks for duplexes and
single-detached dwellings in all residential zones.
(4) Height: A Medium City may not apply lower maximum height standards
than those applicable to detached single-family dwellings in the same zone.
Finding: Section 20.05.15 establishes the same maximum height standards
for duplexes and single-detached dwellings in all residential zones.
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(5) Parking: (a) A Medium City may not require more than a total of two offstreet parking spaces for a Duplex. (b) Nothing in this section precludes a
Medium City from allowing on-street parking credits to satisfy off-street
parking requirements.
Finding: Section 60.30 (Off-Street Parking) requires two off-street parking
spaces for a duplex. Section 60.30 also allows up to one on-street parking
space to count towards off-street parking requirements.
(6) Lot Coverage and Floor Area Ratio: Medium Cities are not required to
apply lot coverage or floor area ratio standards to new Duplexes. However, if
the Medium City chooses to apply lot coverage or floor area ratio standards, it
may not establish a cumulative lot coverage or floor area ratio for a Duplex
that is less than established for detached single-family dwelling in the same
zone.
Finding: Section 20.05.15 allows duplexes to have a slightly higher maximum
floor area than single-detached dwellings to improve feasibility and promote
reasonably sized units. These floor area maximums support buildings that can
be a variety of sizes, small enough to support one- or two-person households,
such as older adults that would like to age in their community, and large
enough to accommodate family-friendly homes and multigenerational living.
(7) A Medium City or other utility service provider that grants clear and
objective exceptions to public works standards to detached single-family
dwelling development must allow the granting of the same exceptions to
Duplexes.
Finding: The proposed amendment establishes that single-detached
dwellings and duplexes are subject to the same public work standards,
including exceptions.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0120.
660-046-0125 Duplex Design Standards in Medium Cities
OAR text:
(1) Medium Cities are not required to apply design standards to new Duplexes.
However, if the Medium City chooses to apply design standards to new Duplexes, it
may only apply the same clear and objective design standards that the Medium City
applies to detached single-family structures in the same zone.
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Finding: Section 60.05.60 (Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing) applies the same design standards and guidelines to
single-detached dwellings and duplexes.
(2) A Medium City may not apply design standards to Duplexes created as provided
in OAR 660-046-0130.
Finding: In the proposed amendment, Section 40.21 (Single-Detached and Middle
Housing Design Review) indicates that Design Review is not required for the creation
of middle housing through the addition to, or conversion of, an existing singledetached dwelling.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0125.
660-046-0130 Duplex Conversions
OAR text: Conversion of an existing detached single-family dwelling to a Duplex is
allowed, pursuant to OAR 660-046-0105(2), provided that the conversion does not
increase nonconformance with applicable clear and objective standards in the
Medium City’s development code, unless increasing nonconformance is otherwise
allowed by the Medium City.
Finding: Section 40.21 (Single-Detached and Middle Housing Design Review)
indicates that Design Review is not required for creation of middle housing through
the addition to, or conversion of, an existing single-detached dwelling.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0130.
660-046-0205: Applicability of Middle Housing in Large Cities
OAR text:
(1) A Large City must allow for the development of Duplexes in the same manner as
required for Medium Cities in OAR 660-046-0100 through OAR 660-046-0130.
Finding: Compliance with OAR 660-046-0205(1) was described above in findings for
OAR 660-046-0100 through OAR 660-046-0130, which described duplex
requirements for Medium Cities, is incorporated here by reference.
(2) A Large City must allow for the development of Triplexes, Quadplexes,
Townhouses, and Cottage Clusters, including those created through additions to or
conversions of existing detached single-family dwellings, in areas zoned for
residential use that allow for the development of detached single-family dwellings. A
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Large City may regulate or limit development of these types of Middle Housing on
the following types of lands:
(a) Goal-Protected Lands: Large Cities may regulate Middle Housing on GoalProtected Lands as provided in OAR 660-046-0010(3); …
Finding: In the proposed amendment, Section 20.05 (Residential Land Use Districts)
indicates that triplexes, quadplexes, townhouses and cottage clusters are allowed in
all areas zoned for residential use (MR, RMA, RMB and RMC). In addition, Section
40.21 (Single-Detached and Middle Housing Design Review) indicates that Design
Review is not required for creation of middle housing through the addition to, or
conversion of, an existing single-detached dwelling.
The City of Beaverton has adopted a Local Wetland Inventory and has identified
significant resources in Volume III of the Comprehensive Plan, pursuant to
Statewide Planning Goal 5. Middle housing will be subject to the same process and
review as applicable to other types of development in Significant Natural Resource
Areas or jurisdictional wetlands.
(3) A Large City may:
(a) Allow for the development of Triplexes, Quadplexes, Townhouses, and
Cottage Clusters, including those created through conversion of existing
detached single-family dwellings, in areas zoned for residential use that allow
for the development of detached single-family dwellings as provided in OAR
660-046-0205 through OAR 660-046-0235; or:
(b) Apply separate minimum lot size and maximum density provisions than
what is provided in OAR 660-046-0220, provided that the applicable Middle
Housing type other than Duplexes is allowed on the following percentage of
Lots and Parcels zoned for residential use that allow for the development of
detached single-family dwellings, excluding lands described in subsection (2):
(A) Triplexes – Must be allowed on 80 percent of Lots or Parcels.
(B) Quadplexes - Must be allowed on 70 percent of Lots or Parcels.
(C) Townhouses - Must be allowed on 60 percent of Lots or Parcels.
(D) Cottage Clusters – Must be allowed on 70 percent of Lots or
Parcels.
(E) A Middle Housing type is considered “allowed” on a Lot or Parcel
when the following criteria are met:
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(i) The Middle Housing type is a permitted use on that Lot or
Parcel under the same administrative process as a detached
single-family dwelling in the same zone;
(ii) The Lot or Parcel has sufficient square footage to allow the
Middle Housing type within the applicable minimum lot size
requirement;
(iii) Maximum density requirements do not prohibit the
development of the Middle Housing type on the subject Lot or
Parcel; and
(iv) The applicable siting or design standards do not individually
or cumulatively cause unreasonable cost or delay to the
development of that Middle Housing type as provided in OAR
660-046-0210(3).
(F) A Large City must ensure the equitable distribution of Middle
Housing by allowing, as defined in paragraph (3)(b)(E) above, at least
one Middle Housing type other than Duplexes and Cottage Clusters on
75 percent or more of all Lots or Parcels zoned for residential use that
allow for the development of detached single-family dwellings within
each census block group, with at least four eligible Lots and Parcels as
described in section (2), within a Large City.
(G) Large Cities must demonstrate continuing compliance with
subsection (3)(b) at the following intervals:
(i) At the initial submittal of a Middle Housing comprehensive
plan or land use regulation change, in accordance with OAR
chapter 660, division 18;
(ii) At any future Housing Capacity Analysis deadline as
provided in OAR 660-008-0045, except that a demonstration
of continuing compliance will not be required earlier than six
years after initial adoption of acknowledged land use
regulations in compliance with this division; and
(iii) With any future comprehensive plan or land use regulation
changes that implements this division, in accordance with OAR
chapter 660, division 18, for Large Cities that are not subject to
the Housing Capacity Analysis deadline as provided in OAR
660-008-0045, except that a demonstration of continuing
compliance will not be required more frequently than once
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every six years after initial adoption of acknowledged land use
regulations in compliance with this division.
Finding: The proposed amendment complies with OAR 660-046-0205(3)(a) by
allowing middle housing, which includes new construction of middle housing and
conversions of existing single-detached dwellings, in areas zoned for residential use
that allow for the development of detached single-family dwellings as provided in
OAR 660-046-0205 through OAR 660-046-0235. The proposed amendment does
not apply separate minimum lot size and maximum density provisions than what is
provided in OAR 660-0046-0220.
Comparing the percentage of lots that allow each housing type indicates that, in
most cases, the approach under OAR 660-046-0205(3)(a) allows middle housing in
greater percentages than the approach allowed by OAR 660-046-0205(3)(b). See
Tables 13-16 for calculations.
Table 13: Percentage of lots that allow triplexes by zone comparing OAR
660-046-0205(3)(a) and OAR 660-046-0205(3)(b)
OAR 660-046-0205(3)(a)
Zone

Minimum lot size

Total lots
by zone

Total lots above minimum
lot size by zone

RMA

3,000 sq. ft.

3,016

1,505

RMB

4,000 sq. ft.

7,406

6,458

RMC

5,000 sq. ft.

11,498

10,937

21,920

18,900
86 percent

Total:
OAR 660-046-0205(3)(b)

Minimum percentage of lots in RMA, RMB and
RMC that must allow triplexes:
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Table 14: Percentage of lots that allow quadplexes by zone comparing OAR
660-046-0205(3)(a) and OAR 660-046-0205(3)(b)
OAR 660-046-0205(3)(a)
Zone

Minimum lot size

Total lots
by zone

Total lots above minimum
lot size by zone

RMA

3,000 sq. ft.

3,016

1,505

RMB

4,000 sq. ft.

7,406

6,458

RMC

5,000 sq. ft.

11,498

10,937

21,920

18,900
86 percent

Total:
OAR 660-046-0205(3)(b)

Minimum percentage of lots in RMA, RMB and
RMC that must allow quadplexes:

70 percent

Table 15: Percentage of lots that allow townhouses by zone comparing
OAR 660-046-0205(3)(a) and OAR 660-046-0205(3)(b)
OAR 660-046-0205(3)(a)
Zone

Minimum lot size

Total lots
by zone

Total lots above minimum
lot size by zone

RMA

1,100 sq. ft.

3,016

2,925

RMB

1,300 sq. ft.

7,406

7,354

RMC

1,500 sq. ft.

11,498

11,416

21,920

21,695
99 percent

Total:
OAR 660-046-0205(3)(b)

Minimum percentage of lots in RMA, RMB and
RMC that must allow townhouses:
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Table 16: Percentage of lots that allow cottage clusters by zone comparing
OAR 660-046-0205(3)(a) and OAR 660-046-0205(3)(b)
OAR 660-046-0205(3)(a)
Zone

Minimum lot size

Total lots
by zone

Total lots above minimum
lot size by zone

RMA

7,000 sq. ft.

3,016

977

RMB

7,000 sq. ft.

7,406

3,746

RMC

7,000 sq. ft.

11,498

9,666

21,920

21,695
66 percent

Total:
OAR 660-046-0205(3)(b)

Minimum percentage of lots in RMA, RMB and
RMC that must allow cottage clusters:

70 percent

(4) Pursuant to OAR 660-046-0205 through OAR 660-046-0235, the following
numerical standards related to Middle Housing types apply:
(a) Duplexes – Large Cities may allow more than two dwellings units on a Lot
or Parcel, including any accessory dwelling units.
Finding: Section 20.05 (Residential Land Use Districts) indicates duplexes are
allowed on all lots that allow single-detached homes, accessory dwelling units
are also allowed on all lots that allow single-detached homes, and triplexes,
quadplexes, townhouses and cottage clusters are allowed in all areas zoned
for residential use (MR, RMA, RMB and RMC).
(b) Triplexes and Quadplexes – Large Cities may allow more than four
dwelling units on a Lot or Parcel, including any accessory dwelling units.
Finding: Section 20.05 (Residential Land Use Districts) indicates duplexes are
allowed on all lots that allow single-detached homes, accessory dwelling units
are also allowed on all lots that allow single-detached homes, and triplexes,
quadplexes, townhouses and cottage clusters are allowed in all areas zoned
for residential use (MR, RMA, RMB and RMC). Middle housing types with more
than four dwelling units potentially includes townhouses (Section 60.05.60
indicates that up to eight units can be attached in a townhouse structure in
RMA, and five units can be attached in a townhouse structure in RMB and
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RMC) and cottage clusters (Section 60.05.60 indicates that a cottage cluster
must include at least five detached cottages).
(c) Townhouses – Large Cities must require at least two attached Townhouse
dwelling units and must allow up to four attached Townhouse units subject to
applicable siting or design standards as provided in OAR 660-046-0220
through OAR 660-046-0235. A Large City may allow five or more attached
Townhouse dwelling units.
Finding: In Chapter 90, the definition for townhouse indicates that at least
two units must be attached. In addition, Section 60.05.60 indicates that up to
eight units can be attached in a townhouse structure in RMA, and five units
can be attached in a townhouse structure in RMB and RMC.
(d) Cottage Clusters –
(A) A Large City is not required to set a minimum number of dwelling
units in a Cottage Cluster, but if it chooses to, it may require a
minimum of three, four, or five dwelling units in a Cottage Cluster. A
Large City may allow, but may not require, greater than five units in a
Cottage Cluster.
Finding: Section 60.05.60 indicates that the minimum number of
dwelling units in a cottage cluster is five cottages.
(B) A Large City must allow up to eight cottages per common
courtyard subject to applicable siting or design standards as provided
in OAR 660-046-0220 through OAR 660-046-0235. Nothing in this
section precludes a Large City from permitting greater than eight
dwelling units per common courtyard.
Finding: Section 60.05.60 includes a design standard for maximum
number of dwellings in a cottage cluster (12-16 units, depending upon
the size of the common courtyard).
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0205.
660-046-0210: Provisions Applicable to Middle Housing in Large Cities
OAR text:
(1) Large Cities may regulate Middle Housing to comply with protective measures,
including plans, policies and regulations, as provided in OAR 660-046-0010(3).
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Finding: The City of Beaverton has adopted a Local Wetland Inventory and has
identified significant resources in Volume III of the Comprehensive Plan, pursuant to
Statewide Planning Goal 5. Middle Housing will be subject to the same process and
review as applicable to other types of development in Significant Natural Resource
Areas or jurisdictional wetlands.
(2) Large Cities may regulate siting and design of Middle Housing, provided that the
regulations:
(a) Are clear and objective standards, conditions, or procedures consistent
with the requirements of ORS 197.307; and
(b) Do not, individually or cumulatively, discourage the development of Middle
Housing through unreasonable costs or delay.
Finding: Single-detached dwellings and middle housing are subject to the
same approval process in all residential zones. Section 40.21 includes three
new applications for single-detached dwellings and middle housing. The
application Single-Detached and Middle Housing Design Review One (a Type
1 review process) relies on clear and objective standards. Design standards
are generally based on the Model Code. Where they deviate from the Model
Code, they are either less restrictive, or they are the same clear and objective
design standards that apply to single-detached dwellings.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0210(2)(a) and (b).
(3) Siting and design standards that do not, individually or cumulatively, discourage
the development of Middle Housing through unreasonable cost and delay include
only the following:
(a) Regulations to comply with protective measures adopted pursuant to
statewide land use planning goals provided in OAR 660-046-0010(3);
(b) Permitted uses and approval processes provided in OAR 660-046-0215;
(c) Siting standards provided in OAR 660-046-0220;
(d) Design standards in Large Cities provided in OAR 660-046-0225;
(e) Middle Housing Conversions provided in OAR 660-046-0230;
(f) Alternative siting or design standards provided in OAR 660-046-0235;
and
(g) Any siting and design standards in the Model Code contained in OAR 660046-0010(4)(b).
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 126

126

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Finding: Compliance with OAR 660-046-0210(2)(a-g) was described above in
findings for OAR 660-046-0010(3), and below in findings for OAR 660-0460215, OAR 660-046-0220, OAR 660-046-0225, OAR 660-046-0230 and
OAR 660-046-0235. Design standards based on the Model Code for Large
Cities (OAR 660-046-0010(4)(b)) are described in findings for OAR 660046-0225. Those findings are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0210(3).
660-046-0215: Permitted Uses and Approval Process
OAR text: Large Cities must apply the same approval process to Middle Housing as
detached single-family dwellings in the same zone. Pursuant to OAR 660-008-0015
and ORS 197.307, Large Cities may adopt and apply only clear and objective
standards, conditions, and procedures regulating the development of Middle
Housing consistent with the requirements of ORS 197.307. Nothing in this rule
prohibits a Large City from adopting an alternative approval process for applications
and permits for Middle Housing based on approval criteria that are not clear and
objective as provided in OAR 660-007-0015(2), OAR 660-008-0015(2), and ORS
197.307(6).
Finding: Single-Detached dwellings and middle housing are subject to the same
approval process in all residential zones. In the proposed amendment, Section 40.21
includes three new applications for single-detached dwellings and middle housing.
The applications include Single-Detached and Middle Housing Design Review One (a
Type 1 review process), Single-Detached and Middle Housing Design Review Two (a
Type 2 review process), and Single-Detached and Middle Housing Design Review
Three (a Type 3 review process). The same threshold, procedure type, and approval
criteria apply to single-detached dwellings and middle housing.
In addition, compliance with OAR 660-046-0215 was described above in findings for
OAR 660-007-0015, which described clear and objective approval standards for
housing; and are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0215.
660-046-0220: Middle Housing Siting Standards in Large Cities
OAR text:
(1) Large Cities must apply siting standards to Duplexes in the same manner as
required for Medium Cities in OAR 660-046-0120.
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Finding: Compliance with OAR 660-046-0220(1) was described above in findings for
OAR 660-046-0100 through OAR 660-046-0130, which described duplex
requirements for Medium Cities, and is incorporated here by reference.
(2) The following governs Large Cities’ regulation of siting standards related to
Triplexes and Quadplexes:
(a) Minimum Lot or Parcel Size:
(A) For Triplexes:
(i) If the minimum Lot or Parcel size in the zone for a detached
single-family dwelling is 5,000 square feet or less, the
minimum Lot or Parcel size for a Triplex may be no greater than
5,000 square feet.
Finding: In Section 20.05.15 (Site Development Standards), the
minimum lot size for a single-detached dwelling in the RMA,
RMB and RMC zones is 5,000 square feet or less. In RMA, the
minimum lot size for a triplex is 3,000 square feet. In RMB, the
minimum lot size for a triplex is 4,000 square feet. And in RMC,
the minimum lot size for a triplex is 5,000 square feet.
(ii) If the minimum Lot or Parcel size in the zone for a detached
single-family dwelling is greater than 5,000 square feet, the
minimum Lot or Parcel size for a Triplex may be no greater than
the minimum Lot or Parcel size for a detached single-family
dwelling.
Finding: In Section 20.05.15 (Site Development Standards),
there is no residential zone where the minimum lot size for a
single-detached dwelling is greater than 5,000 square feet;
therefore, this criterion is not applicable.
(B) For Quadplexes:
(i) If the minimum Lot or Parcel size in the zone for a detached
single-family dwelling is 7,000 square feet or less, the
minimum Lot or Parcel size for a Quadplex may be no greater
than 7,000 square feet.
Finding: In Section 20.05.15 (Site Development Standards), the
minimum lot size for a single-detached dwelling in the RMA,
RMB and RMC zones is less than 7,000 square feet. In RMA,
the minimum lot size for a quadplex is 3,000 square feet. In
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RMB, the minimum lot size for a quadplex is 4,000 square feet.
And in RMC, the minimum lot size for a quadplex is 5,000
square feet.
(ii) If the minimum Lot or Parcel size in the zone for a detached
single-family dwelling is greater than 7,000 square feet, the
minimum Lot or Parcel size for a Quadplex may be no greater
than the minimum Lot or Parcel size for a detached singlefamily dwelling.
Finding: In Section 20.05.15 (Site Development Standards),
there is no residential zone where the minimum lot size for a
single-detached dwelling is greater than 7,000 square feet;
therefore, this criterion is not applicable.
(C) A Large City may apply a lesser minimum Lot or Parcel size in any
zoning district for a Triplex or Quadplex than provided in paragraphs
(A) or (B).
Finding: Compliance with OAR 660-046-0220(2)(a)(C) was described
above in findings for OAR 660-046-0220(2)(a)(A) and OAR 660-0460220(2)(a)(B) and is incorporated here by reference.
(b) Density: If a Large City applies density maximums in a zone, it may not
apply those maximums to the development of Quadplex and Triplexes.
Finding: Maximum density is not applied in the RMA, RMB and RMC zones.
Section 20.05.15 indicates that maximum density is allowed in the MR zone.
However, OAR 660-046-0010 (Applicability) indicates that, “a Medium or
Large City need not comply with this division for … (b) Lots or Parcels that are
Zoned For Residential Use but do not allow for the development of a
detached single-family dwelling.” Since Section 20.05.20 indicates that the
MR zone does not allow new single-detached dwellings as a permitted use,
then OAR 660-046-0220(2)(b) does not apply to the MR zone.
(c) Setbacks: A Large City may not require setbacks greater than those
applicable to detached single-family dwellings in the same zone.
Finding: Section 20.05.15 (Site Development Standards) indicates that the
same setbacks apply to single-detached dwellings, duplexes, triplexes and
quadplexes.
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(d) Height: A Large City may not apply lower maximum height standards than
those applicable to detached single-family dwellings in the same zone, except
a maximum height may not be less than 25 feet or two stories.
Finding: Section 20.05.15 (Site Development Standards) indicates that the
same maximum height standards apply to single-detached dwellings,
duplexes, triplexes and quadplexes in the MR, RMA, RMB and RMC zones.
The RMB and RMC zones have additional height limitations, which are applied
to single-detached dwellings, duplexes, triplexes and quadplexes similarly.
In RMB and RMC, additional height limitations are proposed to apply at the
front and/or rear setback line for single-detached homes, duplexes, triplexes
and quadplexes. For both zones, the maximum building height at the rear
setback line is proposed to be 25 feet. In RMB, height limit would increase
from the rear setback and a 45-degree angle until it reached the maximum
height of 35 feet. In RMC, the height limit at both the rear and front setbacks
is proposed to be 25 feet, and the maximum height would increase at a 45degree angle from both the front and rear until it reached the maximum
height of 35 feet. This is illustrated in Figure 6.
Figure 6: Additional building height limitations in RMB and RMC
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(e) Parking:
(A) For Triplexes, a Large City may require up to the following offstreet parking spaces:
(i) For Lots or Parcels of less than 3,000 square feet: one space
in total;
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that two parking spaces are required per
triplex on lots less than 5,000 square feet.
(ii) For Lots or Parcels greater than or equal to 3,000 square
feet and less than 5,000 square feet: two spaces in total; and
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that two parking spaces are required per
triplex on lots less than 5,000 square feet.
(iii) For Lots or Parcels greater than or equal to 5,000 square
feet: three spaces in total.
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that three parking spaces are required per
triplex on lots 5,000 square feet or greater.
(B) For Quadplexes, a Large City may require up to the following offstreet parking spaces:
(i) For Lots or Parcels of less than 3,000 square feet: one space
in total;
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that one parking space is required for lots
under 3,000 square feet.
(ii) For Lots or Parcels greater than or equal to 3,000 square
feet and less than 5,000 square feet: two spaces in total;
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that two parking spaces are required per
quadplex on lots greater than or equal to 3,000 square feet and
less than 5,000 square feet.
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(iii) For Lots or Parcels greater than or equal to 5,000 square
feet and less than 7,000 square feet: three spaces in total; and
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that three parking spaces are required per
quadplex on lots equal to or greater than 5,000 square feet but
less than 7,000 square feet.
(iv) For Lots or Parcels greater than or equal to 7,000 square
feet: four spaces in total.
Finding: Section 60.30.10 (Number of Required Parking
Spaces) indicates that four parking spaces are required per
quadplex on lots greater than or equal to 7,000 square feet.
(C) A Large City may allow on-street parking credits to satisfy offstreet parking requirements.
Finding: Section 60.30.10 (Number of Required Parking Spaces)
allows a maximum of two on-street parking credits that can be applied
to off-street parking requirements for triplexes and quadplexes in the
RMA, RMB and RMC zones.
(D) A Large City may allow, but may not require, off-street parking to
be provided as a garage or carport.
Finding: The proposed amendment allows surface parking, garages
and carports to count towards off-street parking requirements.
(E) A Large City must apply the same off-street parking surfacing,
dimensional, landscaping, access, and circulation standards that apply
to single-family detached dwellings in the same zone.
Finding: In Section 60.05.60 (Design Standards and Guidelines for
Single-Detached Dwellings and Middle Housing), Section 60.30 (OffStreet Parking), and Section 60.55.25 (Street and Bicycle and
Pedestrian Connection Requirements), the same off-street parking
surfacing, dimensional, landscaping, access, and circulation standards
are applied to single-detached dwellings and middle housing in the
RMA, RMB and RMC zones.
(F) A Large City may not apply additional minimum parking
requirements to Middle Housing created as provided in OAR 660046-0230.
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Finding: The proposed amendment does not apply additional minimum
parking requirements to middle housing.
(f) Lot or Parcel Coverage and Floor Area Ratio: Large Cities are not required
to apply Lot or Parcel coverage or floor area ratio standards to Triplexes or
Quadplexes. However, if the Large City applies Lot or Parcel coverage or floor
area ratio standards, it may not establish a cumulative Lot or Parcel coverage
or floor area ratio for Triplexes or Quadplexes that is less than established for
detached single-family dwelling in the same zone.
Finding: Section 20.05.15 (Site Development Standards) indicates that floor
area maximums are applied to single-detached dwellings, duplexes, triplexes
and quadplexes in the RMA, RMB and RMC zones. In each zone, the floor area
maximum for triplexes and quadplexes is higher than the floor area maximum
for single-detached dwellings to improve feasibility and ensure reasonability
sized units for different types of families and households.
(g) A Large City shall work with an applicant for development to determine
whether Sufficient Infrastructure will be provided, or can be provided, upon
submittal of a Triplex or Quadplex development application.
Finding: The City of Beaverton will work with applicants to determine whether
Sufficient Infrastructure will be provided or can be provided. The City of
Beaverton’s Public Works Department evaluates the proposed demand of
the development in relation to existing and/or proposed infrastructure
capacity for public water connections. The City of Beaverton works with
other agencies as well that provide water to the city, such as Tualatin Valley
Water District (TVWD) and a service provider letter from TVWD may be
required to ensure adequate capacity is available through that system.
City of Beaverton Site Development staff also help identify approximate
locations and sizes of existing sewer connections that may be available within
the vicinity of the development site. Site Development staff also work with
Clean Water Services to determine the storm water system requirements for
proposed developments.
Triplex and Quadplex applications will also be required to address applicable
sections of Chapter 60, including Section 60.55.25 which requires onsite
pedestrian and vehicular circulation systems to extend to the boundaries of
the development site and connect to adjacent streets. Tualatin Valley Fire &
Rescue will also be able to review the proposal to ensure adequate
emergency access is provided.
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 133

133

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

(3) The following governs Large Cities’ regulation of siting standards related to
Townhouses:
(a) Minimum Lot or Parcel Size: A Large City is not required to apply a
minimum Lot or Parcel size to Townhouses, but if it applies those standards,
the average minimum Lot or Parcel size for Lot or Parcels in a Townhouse
Project may not be greater than 1,500 square feet. A Large City may apply
separate minimum Lot or Parcel sizes for internal, external, and corner
Townhouse Lots or Parcels provided that they average 1,500 square feet, or
less.
Finding: In Section 20.05.15 (Site Development Standards), the minimum lot
size for a townhouse is 1,500 square feet or less in the MR, RMA, RMB and
RMC zones. The proposed amendment does not include separate minimum
lot sizes for internal, external and corner townhouse lots.
(b) Minimum Street Frontage: A Large City is not required to apply a minimum
street frontage standard to Townhouses, but if it applies those standards, the
minimum street frontage standard must not exceed 20 feet. A Large City
may allow frontage on public and private streets or alleys; and on shared or
common drives. If a Large City allows flag Lots or Parcels, it is not required to
allow Townhouses on those Lots or Parcels.
Finding: In Section 20.05.15 (Site Development Standards), the minimum lot
width for a townhouse is 20 square feet or less in the MR, RMA, RMB and
RMC zones.
(c) Density: If a Large City applies density maximums in a zone, it must allow
four times the maximum density allowed for detached single-family dwellings
in the same zone for the development of Townhouses or 25 dwelling units
per acre, whichever is less.
Finding: Section 20.05.15 (Site Development Standards) does not apply
maximum density in the RMA, RMB and RMC zones.
Section 20.05.15 does apply maximum density in the MR zone. However,
OAR 660-046-0010 (Applicability) indicates that, “a Medium or Large City
need not comply with this division for … (b) Lots or Parcels that are Zoned For
Residential Use but do not allow for the development of a detached singlefamily dwelling.” Since Section 20.05.20 indicates that the MR zone does not
allow new single-detached dwellings as a permitted use, therefore, OAR 660046-0220(3)(c) does not apply to the MR zone.
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(d) Setbacks: A Large City may not require front, side, or rear setbacks to be
greater than those applicable to detached single-family structures in the
same zone and must allow zero-foot side setbacks for Lot or Parcel lines
where Townhouse units are attached.
Finding: Section 20.05.15 (Site Development Standards) indicates that the
same setbacks generally apply to single-detached dwellings and townhouses.
The only exception is that townhouses are allowed to have zero-foot side
setbacks where townhouse units are attached.
(e) Height: A Large City may not apply lower maximum height standards than
those applicable to detached single-family dwellings in the same zone. If a
Large City requires covered or structured parking for townhouses, the
applicable height standards must allow construction of at least three stories.
If a Large City does not require covered or structured parking, the applicable
height standards must allow construction of at least two stories.
Finding: Section 20.05.15 (Site Development Standards) indicates that the
same maximum height standards apply to single-detached dwellings and
townhouses in the MR, RMA, RMB and RMC zones. In RMB and RMC zones,
there are additional height limitations for single-detached dwellings, but
these do not apply to townhouses. Furthermore, the proposed amendment
does not require covered or structured parking for townhouses. The lowest
height maximum in residential zones is 35 feet (in the RMB and RMC zones),
which supports construction of at least two stories.
(f) Parking:
(A) A Large City may not require more than one off-street parking
space per Townhouse dwelling unit.
Finding: Section 60.30.10 (Number of Required Parking Spaces)
indicates that one off-street parking space is required per townhouse
dwelling unit.
(B) Nothing in this section precludes a Large City from allowing onstreet parking credits to satisfy off-street parking requirements.
Finding: Section 60.30.10 (Number of Required Parking Spaces)
indicates that on-street parking credits cannot be applied to off-street
parking requirements for townhouses in the RMA, RMB and RMC
zones.
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(C) A Large City must apply the same off-street parking surfacing,
dimensional, landscaping, access, and circulation standards that apply
to single-family detached dwellings in the same zone.
Finding: In Section 60.05.60 (Design Standards and Guidelines for
Single-Detached Dwellings and Middle Housing), Section 60.30 (OffStreet Parking), and Section 60.55.25 (Street and Bicycle and
Pedestrian Connection Requirements), the same off-street parking
surfacing, dimensional, landscaping and circulation standards are
applied to single-detached dwellings and middle housing in the RMA,
RMB and RMC zones.
Section 60.05.60 does include separate driveway access standards
for townhouses. However, these are based off the state-approved
Model Code referenced in OAR 660-046-0010 (Applicability). Where
they deviate from design standards in the Model Code, they are less
restrictive than what is required by the Model Code.
(g) Bulk and Scale: A Large City is not required to apply standards to control
bulk and scale to new Townhouses. However, if a Large City chooses to
regulate scale and bulk, including but not limited to provisions including Lot or
Parcel coverage, floor area ratio, and maximum unit size, those standards
cannot cumulatively or individually limit the bulk and scale of the cumulative
Townhouse project greater than that of a single-family detached dwelling.
Finding: Section 20.05.15 (Site Development Standards) indicates that floor
area maximums do not apply to townhouses in the RMA, RMB and RMC
zones.
(h) A Large City shall work with an applicant for development to determine
whether Sufficient Infrastructure will be provided, or can be provided, upon
submittal of a Townhouse development application.
Finding: The City of Beaverton will work with applicants to determine
whether Sufficient Infrastructure will be provided or can be provided. The
City of Beaverton’s Public Works Department evaluates the proposed
demand of the development in relation to existing and/or proposed
infrastructure capacity for public water connections.
The City of Beaverton works with other agencies as well that provide water to
the city, such as Tualatin Valley Water District (TVWD) and a service provider
letter from TVWD may be required to ensure adequate capacity is available
through that system.
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City of Beaverton Site Development staff also help identify approximate
locations and size of existing sewer connections that may be available within
the vicinity of the development site.
Site Development staff also work with Clean Water Services to determine the
storm water system requirements for proposed developments.
Townhouse development applications will also be required to address
applicable sections of Chapter 60, including Section 60.55.25 which requires
onsite pedestrian and vehicular circulation systems to extend to the
boundaries of the development site and connect to adjacent streets.
Tualatin Valley Fire & Rescue will also be able to review the proposal to
ensure adequate emergency access is provided.
(4) The following governs Large Cities’ regulation of siting standards related to
Cottage Clusters:
(a) Minimum Lot or Parcel Size: A Large City is not required to apply minimum
Lot or Parcel size standards to new Cottage Clusters. However, if a Large City
applies standards to regulate minimum Lot or Parcel size for Cottage
Clusters on a single Lot or Parcel, the following provisions apply:
(A) If the minimum Lot or Parcel size in the same zone for a detached
single-family dwelling is 7,000 square feet or less, the minimum Lot or
Parcel size for a Cottage Cluster may be no greater than 7,000 square
feet.
Finding: In Section 20.05.15 (Site Development Standards), the
minimum lot size for a cottage cluster is 7,000 square feet in the RMA,
RMB and RMC zones.
(B) If the minimum Lot or Parcel size in the same zone for a detached
single-family dwelling is greater than 7,000 square feet, the minimum
Lot or Parcel size for a Cottage Cluster may not be greater than the
minimum Lot or Parcel size for a detached single-family dwelling.
Finding: In Section 20.05.15 (Site Development Standards), the
minimum lot size for a cottage cluster is 7,000 square feet in the RMA,
RMB and RMC zones.
(b) Minimum Lot or Parcel Width: A Large City is not required to apply
minimum Lot or Parcel width standards to Cottage Clusters. However, if a
Large City applies standards to regulate minimum Lot or Parcel width for to
Cottage Clusters, it may not require a minimum Lot or Parcel width that is
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greater than the standard for a single-family detached dwelling in the same
zone.
Finding: In Section 20.05.15 (Site Development Standards), the minimum lot
width is the same for a single-detached dwelling and cottage clusters in the
RMA, RMB and RMC zones.
(c) Density: A Large City may not apply density maximums to the
development of Cottage Clusters. A Cottage Cluster development must meet
a minimum density of at least four units per acre.
Finding: In Section 20.05.15 (Site Development Standards), maximum density
does not apply to cottage clusters in the RMA, RMB and RMC zones.
(d) Setbacks: A Large City may not require perimeter setbacks to be greater
than those applicable to detached single-family dwellings in the same zone.
Additionally, perimeter setbacks applicable to Cottage Cluster dwelling units
may not be greater than ten feet. The minimum distance between structures
may not be greater than what is required by applicable building code
requirements or 10 feet.
Finding: In Section 20.05.15 (Site Development Standards), the front and side
minimum yard setbacks are the same for a single-detached dwelling and
cottage clusters in the RMA, RMB and RMC zones. The rear minimum yard
setback is 10 feet for cottage clusters in the RMA, RMB and RMC zones,
compared to 15 feet for single-detached dwellings. The minimum distance
between structures is regulated by applicable building code requirements.
(e) Dwelling Unit Size: A Large City may limit the minimum or maximum size of
dwelling units in a Cottage Cluster, but must apply a maximum building
footprint of less than 900 square feet per dwelling unit. A Large City may
exempt up to 200 square feet in the calculation of dwelling unit footprint for
an attached garage or carport. A Large City may not include detached
garages, carports, or accessory structures in the calculation of dwelling unit
footprint.
Finding: In the proposed amendment, Section 60.05.60 (Design Standards
and Guidelines for Single-Detached) includes a design standard for minimum
number of dwellings in a cottage cluster (5 units) and a design standard for
maximum number of dwellings in a cottage cluster (12-16 units, depending
upon the size of the common courtyard). Chapter 90 includes a definition of
cottage cluster which indicates that each cottage shall have a maximum
building footprint of less than 900 square feet per dwelling unit.
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(f) Parking:
(A) A Large City may not require more than one off-street parking
space per dwelling unit in a Cottage Cluster.
Finding: Section 60.30.10 (Number of Required Parking Spaces)
indicates that one off-street parking space is required per dwelling
unit in a cottage cluster.
(B) A Large City may allow but may not require off-street parking to be
provided as a garage or carport.
Finding: The proposed amendment allows surface parking, garages
and carports to count towards off-street parking requirements.
(C) Nothing in this section precludes a Large City from allowing onstreet parking credits to satisfy off-street parking requirements.
Finding: Section 60.30.10 (Number of Required Parking Spaces)
allows a maximum of one on-street parking credit per three cottages
for cottage clusters in the RMA, RMB and RMC zones
(g) Lot or Parcel Coverage and Floor Area Ratio: A Large City may not apply
Lot or Parcel coverage or floor area ratio standards to Cottage Clusters.
Finding: Section 20.05.15 (Site Development Standards) indicates that floor
area maximums do not apply to cottage clusters in the RMA, RMB and RMC
zones.
(h) Nothing in this division precludes a Large City from allowing Cottage
Cluster dwelling units on individual Lots or Parcels within the Cottage Cluster
development.
Finding: Section 40.45.15 (Application for Preliminary Middle Housing Land
Division) provides a pathway for each dwelling unit in a cottage cluster to be
on its own lot in the RMA, RMB and RMC zones.
(i) A Large City shall work with an applicant for development to determine
whether Sufficient Infrastructure will be provided, or can be provided, upon
submittal of a Cottage Cluster development application.
Finding: The City of Beaverton will work with applicants to determine whether
Sufficient Infrastructure will be provided or can be provided. The City of
Beaverton’s Public Works Department evaluates the proposed demand of
the development in relation to existing and/or proposed infrastructure
capacity for public water connections.
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The City of Beaverton works with other agencies as well that provide water to
the city, such as Tualatin Valley Water District (TVWD) and a service provider
letter from TVWD may be required to ensure adequate capacity is available
through that system.
City of Beaverton Site Development staff also help identify approximate
locations and size of existing sewer connections that may be available within
the vicinity of the development site.
Site Development staff also work with Clean Water Services to determine the
storm water system requirements for proposed developments.
Cottage Cluster applications will also be required to address applicable
sections of Chapter 60, including Section 60.55.25 which requires onsite
pedestrian and vehicular circulation systems to extend to the boundaries of
the development site and connect to adjacent streets.
Tualatin Valley Fire & Rescue will also be able to review the proposal to
ensure adequate emergency access is provided.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0220.
660-046-0225: Middle Housing Design Standards in Large Cities
OAR text:
(1) A Large City is not required to apply design standards to Middle Housing.
However, if a Large City chooses to apply design standards to Middle Housing, it may
only apply the following:
(a) Design standards in the Model Code for Large Cities as provided in OAR
660-046-0010(4)(b);
Finding: In the proposed amendment, Section 60.05.60 (Design Standards
and Guidelines for Single-Detached) includes design standards are guidelines
organized into three sections: (1) Single-Detached Dwellings, Duplexes,
Triplexes and Quadplexes; (2) Townhouses and (3) Cottage Clusters. Section
60.05.60 applies to single-detached dwellings and middle housing in the
RMA, RMB and RMC zones only.
Design standards are generally based on the Model Code. Where they deviate
from the Model Code, they are either less restrictive, or they are the same
clear and objective design standards that apply to single-detached dwellings.
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In Section 60.05.60, no design standard scales by the number of dwelling
units or other features that scale with the number of dwelling units.
(b) Design standards that are less restrictive than those in the Model Code for
Large Cities as provided in OAR 660-046-0010(4)(b);
Finding: Compliance with OAR 660-046-0225(1)(b) was described above in
findings for OAR 660-046-0225(1)(a). Those findings, which described
design standards for single-detached dwellings and middle housing, are
incorporated here by reference.
(c) The same clear and objective design standards that the Large City applies
to detached single-family structures in the same zone. Design standards may
not scale by the number of dwelling units or other features that scale with the
number of dwelling units, such as primary entrances. Design standards may
scale with form-based attributes, including but not limited to floor area,
street-facing façade, height, bulk, and scale; or
Finding: Compliance with OAR 660-046-0225(1)(c) was described above in
findings for OAR 660-046-0225(1)(a). Those findings, which described
design standards for single-detached dwellings and middle housing, are
incorporated here by reference.
(d) Alternative design standards as provided in OAR 660-046-0235.
Finding: The proposed amendment does not include alternative design
standards for single-detached dwellings or middle housing in the RMA, RMB
or RMC zones.
(2) A Large City may not apply design standards to Middle Housing created as
provided in OAR 660-046-0230.
Finding: In the proposed amendment, Section 40.21 (Single-Detached and Middle
Housing Design Review) indicates that Design Review is not required for creation of
middle housing through the addition to, or conversion of, an existing single-detached
dwelling.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0225.
660-046-0230: Middle Housing Conversions
OAR text:
(1) Additions to, or conversions of, an existing detached single-family dwelling into
Middle Housing is allowed in a Large City pursuant to OAR 660-046-0205(2),
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provided that the addition or conversion does not increase nonconformance with
applicable clear and objective standards, unless increasing nonconformance is
otherwise permitted by the Large City’s development code.
Finding: The proposed amendment allows the addition to, or conversion of, an
existing single-detached dwelling into middle housing. Section 20.05.15 (Site
Development Standards) allows higher floor area maximum for duplexes, triplexes
and quadplexes to make it more feasible to convert a single-detached dwelling into
middle housing. Furthermore, Section 40.21 (Single-Detached and Middle Housing
Design Review) indicates that Design Review is not required for creation of middle
housing through the addition to, or conversion of, an existing single-detached
dwelling.
(2) If Middle Housing is created through the addition to, or conversion of, an existing
detached single-family dwelling, a Large City or other utility service provider that
grants clear and objective exceptions to public works standards to detached singlefamily dwelling development must allow the granting of the same exceptions to
Middle Housing.
Finding: The proposed amendment establishes that single-detached dwellings and
Middle Housing are subject to the same public work standards, including exceptions.
(3) An existing detached single-family dwelling may remain on a Lot or Parcel with a
Cottage Cluster as described below:
(a) The existing single-family dwelling may be nonconforming with respect to
the requirements of the applicable code.
Finding: In the proposed amendment, Section 60.05.60 (Design Guidelines
and Standards for Cottage Clusters) includes design standards for cottage
clusters that relate to existing structures in a cottage cluster. These
standards indicate that the existing single-detached dwelling can (1) be
nonconforming, (2) expanded up to a maximum height of 25 feet or a building
footprint less than 900 square feet, and (3) count as a unit in the cluster.
(b) The existing single-family dwelling may be expanded up to the maximum
height, footprint, or unit size required by the applicable code; however, an
existing single-family dwelling that exceeds the maximum height, footprint,
or unit size of the applicable code may not be expanded.
Finding: Compliance with OAR 660-046-0230(3)(b) was described above in
findings for OAR 660-046-0230(3)(a). Those findings, which describe how
existing single-detached dwellings can be included in a cottage cluster, are
incorporated here by reference.
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(c) The existing single-family dwelling shall count as a unit in the Cottage
Cluster.
Finding: Compliance with OAR 660-046-0230(3)(c) was described above in
findings for OAR 660-046-0230(3)(a). Those findings, which describe how
existing single-detached dwellings can be included in a cottage cluster, are
incorporated here by reference.
(d) The floor area of the existing single-family dwelling shall not count
towards any Cottage Cluster average or Cottage Cluster project average or
total unit size limits.
Finding: The proposed amendment does not include floor area averages for
cottage clusters or cottage cluster projects; therefore, this criterion is not
applicable.
(e) A Large City may apply a time limit on the conversion of a single-family
dwelling to a Cottage Cluster not to exceed five years.
Finding: The proposed amendment does not address time limits on the
conversion of a single-detached dwelling in a cottage cluster; therefore, this
criterion is not applicable.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0230.
660-046-0235: Alternative Siting or Design Standards
OAR text: A Large City may adopt Siting or Design Standards not authorized by OAR
660-046-0220 or OAR 660-046-0225 as allowed if the city can demonstrate that it
meets the applicable criteria in this section. Alternative Siting or Design standards
do not include minimum Lot or Parcel size and maximum density requirements. If a
Large City proposes to adopt alternative Siting or Design Standards, the Large City
must submit to the Department findings and analysis demonstrating that the
proposed standard or standards will not, individually or cumulatively, cause
unreasonable cost or delay to the development of Middle Housing: …
Finding: The proposed text amendment (TA 2022-0002) does not include
alternative siting or design standards.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0235.
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660-046-0350: Application Submittal Timeline and Requirements
OAR text: (1) Local governments requesting a time extension must file IBTER
applications [“IBTER” means an infrastructure-based time extension request
submitted by a local government for an extension of time to adopt land use
regulations or amend a comprehensive plan as provided for under Oregon Laws
2019, chapter 639, section 4] with the department as follows: (a) By December 31,
2020 for local governments subject to ORS 197.758(3). (b) By June 30, 2021 for local
governments subject to ORS 197.758(2) …
Finding: The proposed text amendment (TA 2022-0002) does not include an
infrastructure-based time extension request.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with OAR 660-046-0350.
Oregon Administrative Rule Compliance Summary: Staff finds that the proposed
Development Code text amendments comply with applicable Oregon Administrative Rules.
Oregon Revised Statues
In the Comprehensive Plan, Section 1.5.1 Criteria for Legislative and Quasi-judicial
Comprehensive Plan Amendments also indicates that the proposed amendment is
consistent and compatible with relevant Oregon Administrative Rules. Section 1.5.1
does not explicitly address Oregon Revised Statues, but compliance with them is
required; therefore, they are included here to demonstrate compliance. In the
following section, Oregon Revised Statues are only included if they are relevant, and
not already classified as the statutory authority for OARs addressed in the previous
section. With that in mind, the following Oregon Revised Statues apply:
92.031: Middle Housing Land Division; Conditions of Approval
ORS text:
(1) As used in this section, “middle housing land division” means a partition or
subdivision of a lot or parcel on which the development of middle housing is allowed
under ORS 197.758 (2) or (3).
(2) A city or county shall approve a tentative plan for a middle housing land division if
the application includes:
(a) A proposal for development of middle housing in compliance with the
Oregon residential specialty code and land use regulations applicable to the
original lot or parcel allowed under ORS 197.758 (5);
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(b) Separate utilities for each dwelling unit;
(c) Proposed easements necessary for each dwelling unit on the plan for:
(A) Locating, accessing, replacing and servicing all utilities;
(B) Pedestrian access from each dwelling unit to a private or public
road;
(C) Any common use areas or shared building elements;
(D) Any dedicated driveways or parking; and
(E) Any dedicated common area;
(d) Exactly one dwelling unit on each resulting lot or parcel, except for lots,
parcels or tracts used as common areas; and
(e) Evidence demonstrating how buildings or structures on a resulting lot or
parcel will comply with applicable building codes provisions relating to new
property lines and, notwithstanding the creation of new lots or parcels, how
structures or buildings located on the newly created lots or parcels will
comply with the Oregon residential specialty code.
(3) A city or county may add conditions to the approval of a tentative plan for a
middle housing land division to:
(a) Prohibit the further division of the resulting lots or parcels.
(b) Require that a notation appear on the final plat indicating that the approval
was given under this section.
(4) In reviewing an application for a middle housing land division, a city or county:
(a) Shall apply the procedures under ORS 197.360 to 197.380.
(b) May require street frontage improvements where a resulting lot or parcel
abuts the street consistent with land use regulations implementing ORS
197.758.
(c) May not subject an application to approval criteria except as provided in
this section, including that a lot or parcel require driveways, vehicle access,
parking or minimum or maximum street frontage.
(d) May not subject the application to procedures, ordinances or regulations
adopted under ORS 92.044 or 92.046 that are inconsistent with this section
or ORS 197.360 to 197.380.
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(e) May allow the submission of an application for a middle housing land
division at the same time as the submission of an application for building
permits for the middle housing.
(f) May require the dedication of right of way if the original parcel did not
previously provide a dedication.
(5) The type of middle housing developed on the original parcel is not altered by a
middle housing land division.
(6) Notwithstanding ORS 197.312 (5), a city or county is not required to allow an
accessory dwelling unit on a lot or parcel resulting from a middle housing land
division.
(7) The tentative approval of a middle housing land division is void if and only if a final
subdivision or partition plat is not approved within three years of the tentative
approval. Nothing in this section or ORS 197.360 to 197.380 prohibits a city or
county from requiring a final plat before issuing building permits. [2021 c.103 §2]
Finding: Section 40.45 (Land Division and Reconfiguration) includes a new
application for Preliminary Middle Housing Land Divisions (MHLDs). Section 40.45
demonstrates that MHLDs will follow the same state-mandated procedure as
Expedited Land Divisions (ELDs).
Approval of the tentative plan will be contingent upon compliance with the Oregon
residential specialty code, separate utilities for each dwelling unit, proposed
easements (if necessary) and a limitation of one dwelling per lot.
In the proposed amendment, accessory dwelling units are only allowed on lots with
single-detached homes; therefore, ORS 92.031(6) is not applicable.
Furthermore, since Section 40.45 includes updated applications for ELDs and
MHLDs, the procedural requirements in Section 50.53 have been updated too.
Proposed amendments do no subject MHLDs or ELDs to procedures, ordinances or
regulations that are inconsistent with ORS 92.031 or ORS 197.360 to 197.380.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 92.031.
197.312: Limitation on City and County Prohibitions
ORS text:
(1) A local government may not prohibit from all residential zones attached or
detached single-family housing, multifamily housing for both owner and renter
occupancy, manufactured homes or prefabricated structures …
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Finding: In the proposed amendment, Section 20.05.20 (Residential Land Uses)
indicates that single-detached dwellings, middle housing and manufactured homes
are allowed in the RMA, RMB and RMC zones. Multi-dwelling structures are allowed
in the MR and RMA zones only.
As required by ORS 455 (Building Code Definitions), prefabricated homes are
treated like site-built homes in the Development Code. In Chapter 90, the definition
for manufactured home has been updated to indicate that a prefabricated structure
is not a manufactured home.
Furthermore, the Development Code does not regulate by owner and renter
occupancy for any housing type in any residential zone.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.312.
197.314: Required Siting of Manufactured Homes
ORS text:
(1) Notwithstanding any other provision in ORS 197.286 to 197.314, within an urban
growth boundary, a local government shall allow the siting of manufactured homes
and prefabricated structures on all land zoned to allow the development of singlefamily dwellings.
(2) This section does not apply to any area designated in an acknowledged
comprehensive plan or land use regulation as a historic district or residential land
immediately adjacent to a historic landmark.
(3) Manufactured homes and prefabricated structures allowed under this section are
in addition to manufactured dwellings or prefabricated structures allowed within
designated manufactured dwelling subdivisions.
(4) A local government may not subject manufactured homes or prefabricated
structures within an urban growth boundary, or the land upon which the homes or
structures are sited, to any applicable standard that would not apply to a detached,
site-built single-family dwelling on the same land, except:
(a) As necessary to comply with a protective measure adopted pursuant to a
statewide land use planning goal; or
(b) To require that the manufacturer certify that the manufactured home or
prefabricated structure has an exterior thermal envelope meeting
performance standard which reduce levels equivalent to the performance
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standards required of single-family dwellings constructed under the LowRise Residential Dwelling Code as defined in ORS 455.010…
Finding: In the proposed amendment, Section 20.05.20 (Residential Land Uses)
indicates that manufactured homes are allowed in the RMA, RMB and RMC zones. In
Section 60.20 (Mobile and Manufactured Home Regulations), siting and design
standards that require multi-sectional homes, a minimum size , a roof pitch, exterior
materials, skirting and required architectural features have been deleted since these
standards do not apply to single-detached development. And in Chapter 90, new
definitions for duplex, triplex and quadplex indicate that detached plexes can include
either site-built homes or manufactured homes.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.314.
197.365: Application for Expedited Land Division
ORS text: Unless the applicant requests to use the procedure set forth in a
comprehensive plan and land use regulations, a local government shall use the
following procedure for an expedited land division, as described in ORS 197.360,
or a middle housing land division under section 2 of this 2021 Act …
(4) After notice under subsections (2) and (3) of this section, the local
government shall:
(a) Provide a 14-day period for submission of written comments prior to
the decision.
(b) Make a decision to approve or deny the application within 63 days of
receiving a completed application, based on whether it satisfies the
substantive requirements of the applicable land use regulations. An
approval may include conditions to ensure that the application meets the
applicable land use regulations. For applications subject to this section,
the local government:
(A) Shall not hold a hearing on the application; and
(B) Shall issue a written determination of compliance or
noncompliance with applicable land use regulations that includes a
summary statement explaining the determination. The summary
statement may be in any form reasonably intended to
communicate the local government’s basis for the determination.
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(c) Provide notice of the decision to the applicant and to those who
received notice under subsection (2) of this section within 63 days of the
date of a completed application…
Finding: Compliance with ORS 197.365 was described above in findings for ORS
92.031. Those findings, which describe approval criteria and procedures for middle
housing land divisions, are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.365.
197.370: Failure of Local Government to Approve or Deny Application within
Specified Time
ORS text:
(1) Except as provided in subsection (2) of this section, if the local government
does not make a decision on an expedited land division or a middle housing land
division, as defined in section 2 of this 2021 Act, within 63 days after the
application is deemed complete, the applicant may apply in the circuit court for
the county in which the application was filed for a writ of mandamus to compel
the local government to issue the approval. The writ shall be issued unless the
local government shows that the approval would violate a substantive provision
of the applicable land use regulations or the requirements of ORS 197.360 or
section 2 of this 2021 Act. A decision of the circuit court under this section may
be appealed only to the Court of Appeals.
(2) After seven days’ notice to the applicant, the governing body of the local
government may, at a regularly scheduled public meeting, take action to extend
the 63-day time period to a date certain for one or more applications for an
expedited land division or a middle housing land division prior to the expiration of
the 63-day period, based on a determination that an unexpected or
extraordinary increase in applications makes action within 63 days
impracticable. In no case shall an extension be to a date more than 120 days
after the application was deemed complete. Upon approval of an extension, the
provisions of ORS 197.360 to 197.380 and section 2 of this 2021 Act, including
the mandamus remedy provided by subsection (1) of this section, shall remain
applicable to the land division, except that the extended period shall be
substituted for the 63-day period wherever applicable.
(3) The decision to approve or not approve an extension under subsection (2)
of this section is not a land use decision or limited land use decision.
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Finding: Compliance with ORS 197.370 was described above in findings for ORS
92.031. Those findings, which describe approval criteria and procedures for middle
housing land divisions, are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.370.
197.375: Appeal of Decision on Application for Expedited Land Division
ORS text: (1) An appeal of a decision made under ORS 197.360 and 197.365 or under
ORS 197.365 and section 2 of this 2021 Act shall be made as follows: (a) An
appeal must be filed with the local government within 14 days of mailing of the
notice of the decision under ORS 197.365 (4) …
Finding: Compliance with ORS 197.375 was described above in findings for ORS
92.031. Those findings, which describe approval criteria and procedures for middle
housing land divisions, are incorporated here by reference.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.375.
197.485: Prohibition on Restrictions of Manufactured Dwelling
ORS text: … (3) A jurisdiction may not prohibit the placement of a prefabricated
structure in a mobile home or manufactured dwelling park …
Finding: The proposed amendment does not prohibit the placement of a
prefabricated structure in a mobile home or manufactured dwelling park.
Conclusion: Therefore, staff finds the Development Code text amendment is
consistent with ORS 197.485.
Oregon Revised Statues Compliance Summary: Staff finds that the proposed
Development Code text amendments comply with applicable Oregon Revised Statutes.

Section 40.85.15.1.C.5
Criterion: The proposed text amendment is consistent with other provisions within the
City's Development Code.
Finding: Most of the amendments to Chapters 10, 20, 30, 40, 50, 60, 70 and 90 are
included to expand housing variety in the RMA, RMB and RMC zones, promote more
flexibility with development and design standards and comply with recent changes in state
law. These amendments address these three goals and ensure that proposed changes are
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consistent among all chapters. Staff has not identified any inconsistencies within the City’s
Development Code.
Conclusion: Therefore, staff finds the Development Code text amendment is consistent
with the city’s Development Code.

Section 40.85.15.1.C.6
Criterion: The proposed amendment is consistent with all applicable City ordinance
requirements and regulations.
Finding: Staff has not identified any other applicable city ordinance requirements and
regulations that would be affected by the proposed changes.
Conclusion: Therefore, staff finds that the text amendment meets the criterion for
approval.

Section 40.85.15.1.C.7
Criterion: Applications and documents related to the request, which will require further City
approval, shall be submitted to the City in the proper sequence.
Finding: Staff have determined that there are no other applications and documents related
to the request that will require further city approval.
Conclusion: Therefore, staff finds that the text amendment meets the criterion for
approval.

STAFF RECOMMENDATION
Based on the facts and findings presented, staff offers the following recommendation for
the conduct of the May 11, 2022, public hearing for TA2022-0002, Housing Options Project
Development Code Text Amendment.
A.

Conduct the public hearing and receive all public testimony relating to the
proposal.
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B.

Considering the public testimony and the facts and findings presented in the staff
report, deliberate on policy issues and other issues identified by the Commission or
the public.

C.

Recommend APPROVAL of the Development Code Text Amendment application
TA2022-0002 Housing Option Project to the City Council.
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ZMA2022-0004 ZONING MAP AMENDMENT
ANALYSIS AND FINDINGS
ZMA2022-0004 Zoning Map Amendment Procedures
and Approval Criteria
Section 40.97.15.2.C of the Code specifies that to approve a Legislative Zoning
Amendment application, the decision-making authority shall make findings of fact, based
on evidence provided by the applicant, that all of the criteria specified in Section
40.97.15.2.C.1-7 are satisfied. The following are the findings of fact for ZMA2022-0004
Housing Options Project Zoning Map Amendment):

Section 40.97.15.C.1
Criterion: The proposal satisfies the threshold requirements for a Legislative Zoning Map
Amendment application.

FINDING
Section 40.97.15.2.A specifies that an application for a Legislative Zoning Map
Amendment shall be required when there is proposed a change of zoning
designation for a large number of properties. ZMA2022-0004 proposes to change
the zoning designation of thousands of properties because the proposed zoning
map amendment would rename R1 as Multi-unit Residential (MR) and merge the
current R2, R4, R5, R7 and R10 zones into three new zones, Residential Mixed A,
Residential Mixed B, and Residential Mixed C, abbreviated as RMA, RMB, and RMC.
Single-detached homes and middle housing are allowed in all the zones. The
proposed zoning map is shown in Figure 2 in the Background section of this
document. For the proposed amendments, map changes include:
o

R1 is proposed to keep the same geography but is renamed Multi-unit
Residential, or MR

o

R2 is proposed to keep the same geography and become RMA.

o

R4 and R5 are proposed to merge into RMB, so RMB is applied to the entire
geography covered by R4 plus R5 .

o

R7 and R10 are proposed to merge RMC, so RMC is applied to the entire
geography covered by R7 plus R10.
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Conclusion: Staff finds that the proposed amendment is consistent with the Section
40.97.15.C.1.

Section 40.97.15.C.2
Criterion: The proposal conforms with applicable policies of the City's Comprehensive Plan.
Comprehensive Plan Chapter 2: Community Involvement Element
Goal 1: The Planning Commission, City Council, and other decision making bodies
shall use their best efforts to involve the community in the planning process.
Finding: The Comprehensive Plan’s Procedure’s Element and the city’s Development
Code procedures were created based on and have been found consistent with the
Community Involvement Element. Those findings are incorporated here by
reference.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Chapter 2: Community Involvement Element.
Comprehensive Plan Chapter 3: Land Use Element
Goal 3.1.1: Encourage development and land use patterns that support a variety of
transportation options.
Policy 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.
Finding: The Chapter 3 Comprehensive Plan amendments provide land use
designations and corresponding implementing zoning districts (found in the
proposed Comprehensive Plan and Zoning District Matrix under Goal 3.4.1) that
provide the opportunity to have additional housing variety and density throughout
the Neighborhoods designation, but also include policy changes that indicate zoning
with additional density is appropriate near transit and services. Proposed Policy d)
under Goal 3.8.2 indicates that “Implementing zones with higher minimum density
may be applied relatively closer to transit, major intersections or highway
interchanges, and implementing zones with lower minimum density may be applied
farther from those areas.”
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.1.1 policy d.
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Goal 3.2.1: Encourage development and land use patterns that support a variety of
transportation options.
Policy a) 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.
ii. Allow a wider variety of housing choices that can accommodate a range of
ages, household sizes and/or income levels while ensuring the new housing
responds to the scale and form of the neighborhood.
Finding: The proposed amendments apply the RMA, RMB, and RMC zones, which all
allow housing variety including duplexes, triplexes, quadplexes, townhouse and
cottage cluster, where the current R2, R4, R5, R7, and R10 zones now exist on the
Zoning Map. Many of the locations currently in R2 through R10 are near transit,
employment areas, and commercial areas where shops and services are available.
This will allow a wide variety of housing types in a range of configurations that can
meet the housing needs of a wider range of people. This will mean people with
different household sizes or incomes will have more opportunities to live in a where
there are opportunities to live, work, and meet daily needs near their home or where
those destinations can be easily reached by transit, especially as compared to
neighborhoods where only single-detached homes are allowed. The proposed
amendments contain multiple zoning districts so the code can respond to the scale
and form of the neighborhood, as explained in the background summary above and
addressed in more detail in the findings for TA2022-0002.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.2.1 policy a)ii.
Goal 3.4.1 Provide effective and inclusive planning and development review
services
Policy d) Apply zoning districts consistent with Comprehensive Plan policies;
applicable Community Plans; adopted Comprehensive Plan designations, as
identified in the Comprehensive Plan and zoning district matrix, below; and the
following policies.
i. New zoning districts consistent with applicable Comprehensive Plan
policies may be added or modified as needed to address area-specific needs
or changing circumstances.
Finding: The Comprehensive Plan amendment 2022-0004 proposes changes to the
Comprehensive Plan and zoning district matrix to comply with 2019’s House Bill
2001, which is state law, and Oregon Administrative Rules 660 Division 46: Middle
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Housing in Medium and Large Cities. The state law and associated administrative
rules are a “changing circumstance.” In addition, the current Comprehensive Plan in
Goal 3.2.1, Policy a, calls for the Development Code to allow a wider variety of
housing units, and the proposed amendments would apply a zoning map to help
achieve that. So the new districts applied as part of the Zoning Map Amendment are
consistent with Comprehensive Plan policies.
The proposed Comprehensive Plan amendments described in this staff report
contain updates to the Comprehensive Plan and Zoning Matrix to reflect the new
zone names.
The consistency with the Comprehensive Plan also is described under the rest of
Section 40.97.15.C.2 of this staff report.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.1 policy d)i.
Goal 3.4.2 Coordinate with Washington County on planning for the Urban
Planning Area
Policy a) Coordinate with Washington County on planning and development review
for the area outside city limits but within the Urban Planning Area, consistent with
the adopted Urban Planning Area Agreement between the City of Beaverton and
Washington County.
Finding: The Washington County-Beaverton Urban Planning Area Agreement says in
Section V.A.: “The CITY and COUNTY agree that when annexation to the CITY takes
place, the transition in land use designation from one jurisdiction to another should
be orderly, logical and based upon the process in B, below.” In Section V.B., it says,
“Upon annexation, the CITY shall initiate changes to the Comprehensive Plan land
use and zoning designations corresponding as closely as possible to designations
already adopted by the COUNTY. The CITY shall maintain a list of COUNTY land use
designations and the corresponding CITY comprehensive plan and zoning
designations.” The list referred to in Section V.B. is maintained in Land Use Element
Table 1.5.2., which is shown in Table 2 in the background section of this staff report.
Proposed changes to Land Use Element Table 1.5.2, shown above in the background
section, includes proposed amendments to Chapter 1 of the Comprehensive Plan to
identify Beaverton land use designations and zoning districts that are similar to
Washington County’s designations. City staff evaluated the permitted land uses,
densities and other related development standards in Washington County’s
proposed amendment to implement House Bill 2001 and Beaverton’s proposed
amendments to implement HB2001 to determine which Beaverton land use
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designations and zoning districts were similar. City staff shared the proposed Table
1.5.2 with Washington County staff and received no comments. If the proposed
amendments are approved and proposed Table 1.5.2 becomes effective, properties
within the Washington County district designations shown in Table 1.5.2 will be
assigned the corresponding Beaverton land use designation and zoning district
through a Type I, non-discretionary City Council action. Staff coordinated with
Washington County both in the development of the Urban Planning Area Agreement
and the proposed amendments.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.4.2 policy a.
Goal 3.8.2 Low and Standard Density Neighborhoods: Provide residential
neighborhoods that emphasize detached housing and integrate parks, schools,
and other community institutions
Finding: Goal 3.8.2 is proposed for revision to reflect the deletion of the Low Density
Neighborhoods designation and the renaming of the “Standard Density
Neighborhoods” designation as “Lower Density Neighborhoods.” In addition, the
goal is revised to call for an emphasis on housing variety rather than detached
housing to make it more consistent with the proposed amendments and the state
law requirement that the city allow middle housing. If the amendments take effect,
the goal would read: “Lower Density Neighborhoods: Provide residential
neighborhoods that emphasize housing variety and integrate parks, schools and
other community institutions.”
Policy a) Allow and encourage a variety of housing types that respond to the scale
and form of existing neighborhoods as a way to increase housing options within
established neighborhoods while recognizing neighborhood character.
Finding: The proposed Comprehensive Plan land use designation of Lower Density
Neighborhoods and its corresponding implementing zones, RMB and RMC, allow for
a variety of housing options with flexible development rules that allow the
development of housing in a variety of configurations and sizes. These housing types
include single-detached homes, duplexes, triplexes, quadplexes, townhouses and
cottage clusters. Site and building design standards in the TA 2022-0002 proposed
Development Code amendments also include height, bulk, setback, tree planting,
parking and other standards that allow single-detached homes and middle housing
in a way that considers context and neighborhood character. The text amendments
for implementing zones in this land use designation also propose different zones
that reflect the geographies of the current zoning districts. RMB (currently the R4
and R5 zones), and RMC (currently the R7 and R10 zones). Standards for minimum
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lot size, minimum density, maximum floor area ratio and other requirements vary
according to the three land uses so the Development Code can recognize
neighborhood character and context.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.2 policy a.
Goal 3.8.3 Medium and High Density Neighborhoods: Provide for a variety of
housing types and higher residential densities in areas with more amenities and
transit service.
Goal 3.8.3 is proposed to be revised to read: “Medium Density Neighborhoods and
High Density Neighborhoods: Provide for a variety of housing types and higher
residential densities in areas with more amenities and transit service.” The change
does not change the meaning of the goal but makes it clearer that it applies to two
land use designations.
Policy c) Focus the highest density housing closest to transit, commercial services,
parks, and/or other amenities, to provide convenient access to these amenities by as
many households as possible.
Finding: The proposed Comprehensive Plan land use designation of Medium Density
Neighborhoods and High Density Neighborhoods and its corresponding
implementing zones, RMB and RMC, allow for a variety of housing options with
flexible development rules that allow the development of housing in a variety of
configurations and sizes. These housing types include single-detached homes,
duplexes, triplexes, quadplexes, townhouses and cottage clusters. Site and building
design standards in the TA 2022-0002 proposed Development Code amendments
also include height, bulk, setback, tree planting, parking and other standards that
allow single-detached homes and middle housing in a way that considers context
and neighborhood character. The text amendments for implementing zones in this
land use designation also propose different zones that reflect the geographies of the
current zoning districts. RMB (currently the R4 and R5 zones), and RMC (currently
the R7 and R10 zones). Standards for minimum lot size, minimum density, maximum
floor area ratio and other requirements vary according to the three land uses so the
Development Code can recognize neighborhood character and context. The
proposed Zoning Map Amendments retain the geographic locations of the former
zoning districts while merging six zones into four zones. The current Zoning Map was
found to be consistent with this policy. The proposed Zoning Map map includes
fewer zones but retains the relative density of the zones. On the current map, R1 is
the densest zone and R7 and R10 are the least intense. With the proposed zones, MR
(the current R1) zone is the densest, RMA (the current R2) is the second-most dense,
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and RMB (the current R4 and R5) is the densest in this land-use designation.
Because the relative density of the zones scale up in the same direction and the
proposed zones use the same geographies as the current zones, the proposed
amendments are consistent with this policy. In addition, the proposed zones allow
additional density in all the zones, which means more households will be able to
access transit, commercial services, parks and/or other amenities.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 3.8.3 policy c.
Goal 4.2.1 Provide a variety of housing types that meet the needs and preferences
of residents
Policy a) Ensure that sufficient land is appropriately zoned to meet a full range of
housing needs, including an adequate amount of detached single family housing to
meet projected demand
Finding: As described in the background section above and described in findings for
other goals and policies, the Zoning Map amendment includes zoning districts that
allow significant housing variety and include site and design standards that require
development to respond to context, including setbacks, floor area ratio maximums
(which control the maximum floor area allowed on a lot), height limits, outdoor area
requirements, and other design features. Single-detached dwellings are allowed
throughout RMA, RMB, and RMC zoning districts.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.2.1 policy a.
Goal 4.5.1 Ensure that Beaverton continues to be one of the most livable
communities in the region
Policy e) When considering comprehensive plan and zoning map amendments,
address the potential impacts of densification, including increased traffic and noise,
on established neighborhoods.
Finding: The Comprehensive Plan amendment revises and applies Lower, Medium,
and High Residential land use designations to the same geographical area as the
current area covered by the Neighborhoods land use designations. The land use
designations have implementing zones (MR, RMA, RMB, and RMC) that allow a range
of housing types, including middle housing because state law and Oregon
Administrative Rules 660 Division 46 require Beaverton to allow middle housing in
areas where single-detached homes are allowed. The proposed amendments to the
implementing zones include design standards that address some impacts of
allowing additional density, including tree planting, outdoor open area requirements,
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limits on the amount of street frontage that can be taken up by parking, and
minimum off-street parking standards.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 4.5.1 policy e.
7.5.1 Goal: Development projects and patterns in the City that result in reduced
energy consumption.
Finding: The Zoning Map Amendment applies zones that allow a range of housing
types, including middle housing because state law and Oregon Administrative Rules
660 Division 46 require Beaverton to allow middle housing in areas where singledetached homes are allowed. MR is a high-density district, and RMA, RMB, and RMC
allow middle housing and have no limit on maximum density. Some of the units
produced under the zones will be attached units and smaller units, which on average
use less energy than a large, single-detached home.
Conclusion: Staff finds that the proposed amendment is consistent with the
Comprehensive Plan Goal 7.5.1.
Comprehensive Plan Summary Conclusion: Staff finds the amendment meets approval
criterion 40.97.15.C.2 and is consistent with the City’s Comprehensive Plan and other
applicable local plans.

Section 40.97.15.C.3
Criterion: All critical facilities and services are available or can be made available to an
adequate capacity to serve the site and uses allowed by the proposed zoning designation.

FINDING
Chapter 90 of the Development Code defines critical facilities as “public water,
public sanitary sewer, storm water drainage, treatment, and detention,
transportation, and fire protection.” The Downtown Design District, which
encompasses all properties affected by the proposed zoning map amendment, is a
fully developed area with critical facilities currently available, or easily made
available, to all properties. Services are generally located within the public right of
way. These services include public water, which is provided by the City of Beaverton;
storm water drainage, treatment and detention, which is provided by facilities the
City of Beaverton and Clean Water Services; and sanitary sewer, which is provided
by the City of Beaverton and Clean Water Services. Proposed developments will be
subject to Section 40.03 Facilities Review, which requires new developments to
either construct improvements to the public systems to adequately serve the site, or
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demonstrate that the existing critical facilities have the capacity to adequately serve
the site.
Any new development will be required to obtain service provider letters from the
City of Beaverton and Clean Water Services to confirm that adequate services are
available.
The MR, RMA, RMB, and RMC geographies applied in this Zoning Map Amendment
cover the same geographies served by the current R1 through R10 zones, which are
served by a network of roads and multi-use paths to accommodate travel citywide.
Beaverton, Washington County, and the Oregon Department of Transportation have
jurisdiction over these roads.
Proposed development citywide will be required to demonstrate compliance with all
applicable transportation related requirements, including the submittal of a Traffic
Impact Analysis if thresholds are met.
Tualatin Valley Fire and Rescue currently provides fire protection services for all of
Beaverton, including the Downtown Design District, and will continue to do so
following this zoning map amendment. All new development will be required to
obtain a service provider letter from Tualatin Valley Fire and Rescue to confirm that
the development can be served as designed.
Conclusion: Staff finds that the proposed amendment is consistent with the
criterion in Section 40.97.15.C.3.

Section 40.97.15.C.4
Criterion: Essential facilities and services are available or can be made available to serve the
site and uses allowed by the proposed zoning designation.

FINDING
Chapter 90 of the Development Code defines essential facilities as “schools, transit
improvements, police protection, and on-site pedestrian and bicycle facilities in the
public right-of-way.” The Zoning Map Amendment applies the MR, RMA, RMB, and
RMC zones in places of R1 through R10, the current zones found consistent with his
criterion. The zones, especially in RMA, RMB, and RMC, allow additional housing
types/uses, including duplexes, triplexes, quadplexes, townhouses, and cottage
clusters, in part because state law requires the city to allow these uses in zones
where single-detached dwellings occur. The geographic areas where these zones
apply have already been determined to have essential facilities.
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The MR, RMA, RMB, and RMB zones are within areas served by the Beaverton
School District or the Portland School District.
Development that includes new residential units will be required to obtain a service
provider letter from the school districts confirm capacity. The city is served by
TriMet transit, with three rail lines, MAX Blue Line, Max Red Line, and Westside
Express and many bus lines. Police service in the city is provided by the Beaverton
Police Department and will continue to do so following the zoning map amendment.
Sidewalks currently exist in many but not all residential areas, and the frontages of
most properties and will be required to be constructed or reconstructed to meet city
standards at time of development. Bicycle lanes are required on certain streets
depending on their functional classification. If required bicycle lanes do not exist
along a site frontage, they will either be constructed at the time of development or
right-of-way dedication will be sought if possible considering legal limitations.
Conclusion: Staff finds that the proposed amendment is consistent with the
criterion in Section 40.97.15.C.4.

Section 40.97.15.C.5
Criterion: The proposal is or can be made to be consistent with all applicable provisions of
CHAPTER 20 (Land Uses) or Section 70.15 (Downtown Zoning and Streets) if the site is
located within the Downtown Design District. [ORD 4799; January 2021]

FINDING
Chapter 20 of the Development Code currently contains the development standards
of each zone. The concurrently proposed Housing Options Project Text Amendment
(TA2022-0002) will significantly revise Chapter 20 to provide additional housing
variety and comply with state requirements to allow duplexes, triplexes, quadplexes,
townhouses, and cottage clusters in zones that allow single-detached homes.
As the concurrent text amendment significantly revises Chapter 20 to comply with
state law and implement the Comprehensive Plan, it is not possible for the proposal
to be consistent with all provisions of Chapter 20.
Conclusion: Staff finds that this criterion does not apply.
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Section 40.97.15.C.6
Criterion: For zone changes that create a parcel with more than one zoning designation the
portion of the lot within each zoning district shall meet the minimum lot size and
dimensional requirements of that zoning district. [ORD 4782; April 2020]

FINDING
The proposed Zoning Map Amendment uses the same geographic boundaries as the
current zones R1 through R10, so new parcels will be created with more than one
zoning designation.
Conclusion: Staff finds that this criterion does not apply.

Section 40.97.15.C.7
Criterion: The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.

FINDING
The Community Development Director, as the applicant, signed an original,
completed application, which addresses Section 50.25.1.A. This staff report provides
the written statement required in Section 50.25.1.B.
Conclusion: Staff finds that the proposed amendment is consistent with the
criterion in Section 40.97.15.C.7.

Section 40.97.15.C.8
Criterion: 8. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.

FINDING
Concurrent applications have been submitted with this Zoning Map Amendment will
ensure that the proposed zones can be properly implemented. A Comprehensive
Plan Amendment (CPA2022-0004) proposes to revise the Neighborhoods land use
designations and related sections of the Comprehensive Plan. A Text Amendment
(TA2022-0002) will include all development standards, such as required density,
maximum heights, and permitted uses of the zones proposed in this Zoning Map
Amendment.
Report Date: April 29, 2022
City of Beaverton
CPA2022-0004, TA 2022-0002, ZMA 2022-0004

Page 163

163

CITY OF BEAVERTON
Planning Division
Community Development Department
Tel: 503-526-2420
www.beavertonoregon.gov

Conclusion: Staff finds that the proposed amendment is consistent with the
criterion in Section 40.97.15.C.8.

ZMA2022-0004 Other applicable approval criteria
As a post-acknowledgement amendment to the City’s Code, the proposed zoning map
amendment is subject to ORS 197.175(2), which requires that the City demonstrate that the
proposed zoning map amendment be consistent with the relevant Statewide Planning
Goals.

FINDING:
Of the 19 Statewide Planning Goals, staff finds that the following goals are directly
relevant to the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land Use
Planning), Goal 10 (Housing), and Goal 12 (Transportation).
Goal 1 Citizen Involvement
Goal text: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process. The governing body
charged with preparing and adopting a comprehensive plan shall adopt and publicize
a program for citizen involvement that clearly defines the procedures by which the
general public will be involved in the on-going land-use planning process. The citizen
involvement program shall be appropriate to the scale of the planning effort. The
program shall provide for continuity of citizen participation and of information that
enables citizens to identify and comprehend the issues. Federal, state and regional
agencies and special-purpose districts shall coordinate their planning efforts with
the affected governing bodies and make use of existing local citizen involvement
programs established by counties and cities.
Finding: The Beaverton Citizen Involvement Program adopted by Resolution 2229 in
1980 established a formalized public participation program that provides a method
by which the Beaverton Committee for Community Involvement (as renamed in
Ordinance 4624 signed in 2013) and other community members can communicate
their opinions and inquiries about city matters, including the planning process. The
proposed amendment is subject to the public notice requirements of the
Comprehensive Plan. At the public hearing, the Planning Commission will consider
written or oral testimony before making a recommendation to City Council.
Consistent with procedures outlined in the Beaverton Comprehensive Plan, notice of
the proposed amendment was sent to all NAC chairs, the Chair of the BCCI,
Washington County’s Department of Land Use and Transportation, Metro, and DLCD.
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Copies of the hearing notice were posted at City Hall and the City Library and
published in the newspaper, consistent with noticing requirements. A notice was also
posted on the city’s website. Mailed notice also was sent to more than 24,000
property owner addresses to notify property owners where the proposed
amendments affect allowed land uses.
Conclusion: Therefore, staff finds the city has provided adequate notice and
opportunity for public involvement consistent with Goal 1.
Goal 2 Land Use Planning:
Goal text: To establish a land use planning process and policy framework as a basis
for all decisions and actions related to use of land and to assure an adequate factual
basis for such decisions and actions.
Finding: Section 40.97.2.C of the Development Code describes the approval criteria
for legislative zoning map amendments. The findings and conclusions in the Staff
Report explain how the proposed zone changes are consistent with the approval
criteria and procedural requirements for amending the Development Code.
The proposed Zoning Map Amendment meets the threshold for a legislative change
because it involves zoning change for a large number of properties. Every lot in R1,
R2, R4, R5, R7, and R10 have a new zone applied or have a new zone name applied.
Legislative changes to the Zoning Map require a Type 4 review process, which
includes noticing and a public comment period, prior to a hearing before the Planning
Commission. The hearing is open to the public and includes an opportunity to receive
public testimony. At the conclusion of the hearing, the Planning Commission can
continue the hearing to a later date, keep the record open for more information or
make a recommendation to the City Council, the ultimate decision-making authority.
Prior to adoption of the Comprehensive Plan amendments, the City Council will
consider all the evidence in the record, including any testimony provided at the
Planning Commission hearing and any recommended changes to the proposal.
The Housing Options Project that generated the proposed Zoning Map Amendment
also followed a policy framework where the project identified issues and
opportunities; considered alternatives; and developed a preferred approach based on
community input and City Council direction. That preferred approach was used to
development the proposed Zoning Map Amendment.
The proposed Zoning Map Amendment was developed in a manner consistent with
the city’s land use planning process and policy framework, as reflected in the
Comprehensive Plan and the Development Code. The findings contained within this
report establish an adequate factual basis for the proposal.
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Conclusion: Therefore, staff finds the Comprehensive Plan amendment is consistent
with Goal 2.
Goal 10 Housing:
Goal text: To provide for the housing needs of the citizens of the state.
Finding: Beaverton’s Housing Needs Analysis (HNA) was published in October 2015.
It demonstrated a need for all housing types in the 20-year period ending in 2035.
This was true for both the current Beaverton city limits as well as the city limits plus
the assumed urban service area, which is an area where it is assumed Beaverton will
provide governance in the future. The state Department of Land Conservation and
Development (DLCD) found it to be consistent with the requirements of Statewide
Planning Goal 10.
See Table 17 for the number of housing units projected to be needed.
Table 17: Projected Future Need for New Housing Units (2035)

Current city
limits (2015)
City limits plus
assumed urban
service
boundary

SF
detached

SF
attached

Duplex

3 or 4
units

5+ units

5,767

1,542

295

718

3,866

14,001

2,626

958

2,107

7,999

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14,
2020.

Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing
Element and Land Use Element to address the identified housing needs. DLCD also
found these Comprehensive Plan changes consistent with the Statewide Planning
Goals. In addition, the city successfully applied for an Urban Growth Boundary
expansion in 2018 and is currently planning for the 1,200-acre Cooper Mountain
expansion area.
The proposed Comprehensive Plan amendments are intended to comply with House
Bill 2001, which requires the city to allow middle housing in residential districts that
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allow single-detached homes. Beaverton’s ZMA TA2022-0002 includes
Development Code amendments that comply with that law. Those Development
Code amendments in general will allow duplexes, triplexes, quadplexes, townhomes
and cottage clusters in zoning districts where the current code does not allow
middle housing or only allows it in limited circumstances. This will increase the
number and housing type variety of units that could be allowed on thousands of lots
within the cities. The city has just started a Housing Needs Analysis and Housing
Production Strategy project to determine the city’s future housing needs and
identify how many housing units the city can expect to produce with current zoning
and with the TA2022-0002 Development Code amendment.
This Zoning Map Amendment supports the Development Code amendment to allow
middle housing.
The draft code would replace the current R2, R4, R5, R7 and R10 zones with three
new zones, Residential Mixed A, Residential Mixed B, and Residential Mixed C,
abbreviated as RMA, RMB, and RMC. The map amendment uses the same
geographies as the current R zones but combined and/or renames the existing
zones. The proposed zoning map is shown in Figure 7.
•

R1 is proposed to be renamed Multi-unit Residential, or MR

•

R2 is proposed to be renamed RMA.

•

R4 and R5 are proposed to be merged into RMB.

•

R7 and R10 are proposed to be merged into RMC.
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Figure 7: Proposed zoning district boundaries

The map legend also would be edited to reflect those changes. Because the
combined Zoning Map Amendment and Text Amendment would allow a wider
variety
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 10.
Goal 12 Transportation
Goal text: To provide and encourage a safe, convenient, and economic
transportation system.
Finding: No findings are necessary regarding Goal 12 because ORS 197.758 Sec. 3 (5)
says: “When a local government makes a legislative decision to amend its
comprehensive plan or land use regulations to allow middle housing in areas zoned
for residential use that allow for detached single-family dwellings, the local
government is not required to consider whether the amendments significantly affect
an existing or planned transportation facility. [2019 c.639 §3].” CPA2022-0004, TA
2022-0002, and ZMA 2022-0004 are amending the city’s Comprehensive Plan,
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Development Code and Zoning Map to allow middle housing in areas zoned for
residential use that allow for detached single-family dwellings. TA 2022-0002 also
removed single-detached dwellings as an allowed use, but those districts already
allow and will continue to allow the same more intense uses with higher travel
demand than a single-detached homes, so those changes will have no significant
effect on the transportation system.
Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 12.
Goal 13 Energy Conservation:
Goal text: To conserve energy. Land and uses developed on the land shall be
managed and controlled so as to maximize the conservation of all forms of energy,
based upon sound economic principles.
Finding:
The proposed Zoning Map Amendment supports amendments in TA 2022-0002
that include the following provisions to support energy conservation, including:
o

Allowing more types of housing and more housing units on vacant land within
the city and on properties that could redevelop to add units. The proposed
map and text amendments allow additional units and housing types within the
urban area, which will take advantage of existing transit access and existing
infrastructure rather than requiring new infrastructure and transportation
farther away from existing destinations, providing new households with less
energy than required to add households in areas without existing
infrastructure or transit service.

o

Allowing smaller lots, a variety of minimum lot sizes for different housing
types, and minimum densities to ensure efficient use of the land and allow the
creation of smaller units that tend to use less energy than larger units.

o

Requiring adequate setbacks to ensure the availability of light, wind and air,
including 15-feet rear setbacks and 10-foot front setbacks. Site design
standards also require outdoor open area and tree planting in most situations.
The code also allows larger buildings if trees preserved on the site.

o

Incorporating site design requirements that require developments to provide
space for solid waste and recycling containers to promote recycling.

o

Allowing duplexes, triplexes and quadplexes to be detached, which provides
the opportunity for each unit to install its own renewable energy systems, or
attached, which has the benefits of shared walls and allows the building
owner to add renewable energy sources to the entire structure.
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Conclusion: Therefore, staff finds the Comprehensive Plan amendment is
consistent with Goal 13.
State Land Use Goal Compliance Summary: Staff finds that the proposed comprehensive
plan amendments comply with applicable Statewide Planning Goals and Oregon
Administrative Rules.

STAFF RECOMMENDATION
Based on the facts and findings presented, staff offers the following recommendation for
the conduct of the May 11, 2022, public hearing for ZMA2022-0004, Housing Options
Project Zoning Map Amendment.
A.

Conduct the public hearing and receive all public testimony relating to the
proposal.

B.

Considering the public testimony and the facts and findings presented in the staff
report, deliberate on policy issues and other issues identified by the Commission or
the public.

C.

Recommend APPROVAL of zoning map amendment application ZMA2022-0004
Housing Option Project Zoning Map Amendment to the City Council.
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Exhibit 1 includes proposed changes for the Comprehensive Plan related to the Housing Options Project. The changes were proposed
to update city policy statements related to housing, comply with state law (House Bill 2001 from 2019), and ensure consistency with
Housing Options Project-related changes to the Development Code.
These exhibits omit some formatting and images to focus on the text changes to the content, but the images and formatting are
proposed to remain in the Comprehensive Plan. In some places, portions of the Comprehensive Plan are not included because no
changes are proposed. The gaps are marked with “***”.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

CHAPTER 1 – AMENDMENTPROCEDURES ELEMENT

***

1.5 CRITERIA FOR AMENDING THE COMPREHENSIVE PLAN
The adoption by the City Council of any amendment to the Plan
shall be supported by findings of fact, based on the record, that
demonstrate the criteria of this Section have been met. The City
Council and Planning Commission may incorporate by reference
facts, findings, reasons, and conclusions proposed by the City staff
or others into their decision.

1.5.1 Criteria for Legislative and Quasijudicial Comprehensive Plan Amendments
A. The following criteria apply to all legislative Comprehensive
Plan amendments and non-annexation-related quasi-judicial
Comprehensive Plan Amendments.
1. The proposed amendment is consistent and compatible
with relevant Statewide Planning Goals and related Oregon
Administrative Rules;
2. The proposed amendment is consistent and compatible
with the applicable Titles of the Metro Urban Growth
Management Functional Plan and the Regional
Transportation Plan; and
3. The proposed amendment is consistent and compatible with
the Comprehensive Plan and other applicable local plans.
B. The following criteria apply to all annexation-related quasijudicial Comprehensive Plan Amendments. [ORD 4759 January
2019]
1. In applying the most appropriate Comprehensive Plan
designation, the decision-making authority shall use the
relevant criteria below.
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a. If the property is or properties are subject to a Beavertonapproved Community Plan, Neighborhood Plan, or
Concept Plan approved consistent with Section 1.5.1.A.
wherein the zoning is specified, the decision-making
authority shall apply the specified Comprehensive Plan
designation or designations; or
b. If the Washington County designation is Institutional, the
decision-making authority shall find that the designation
is consistent with Beaverton Comprehensive Plan policies
in the Land Use Element; or
c. If neither Section 1.5.1.B 1. or 2. apply, the decisionmaking authority shall find that the designation is
consistent with one or more of the following criteria in
applying a Beaverton Comprehensive Plan designation:
i.

City Comprehensive Plan policies in the Land Use
Element

ii. Consistency with the County Land Use Districts.
Commentary: Section 1.5.2 Criteria for Non-Discretionary Map Amendments
This section includes a table of City Comprehensive Plan land use designations that correspond to zoning
designations adopted by Washington County. Washington County will also be adopting zoning amendments
pursuant to HB 2001. The “cross-walk” table (Table 1, 1.5.2) needs to be updated to match Beaverton’s
revised residential zones (RMA, RMB, RMC) with the appropriate County zones. The zones are matched
based on similar allowed uses, density standards, and development standards (e.g., maximum height).
Also, the City’s current “Standard Density Neighborhoods” designation is proposed to be renamed as
“Lower Density Neighborhoods.” See the commentary in Chapter 3 for further discussion.

1.5.2 Criteria for Non-Discretionary Map Amendments
A. Annexation-Related
The Washington County-Beaverton Urban Planning Area
Agreement (UPAA) says: “Upon annexation, the city shall apply
its Comprehensive Plan land use and zoning designations
corresponding as closely as possible to designations already
adopted by the county. The city shall maintain a list of county
land use designations and the corresponding city
comprehensive plan and zoning designations.” The list in Table 1
of Section 1.5.2. identifies City Comprehensive Plan designations
and zoning districts that most closely approximate the density,
use provisions and standards of the County designations. When
annexation related Comprehensive Plan Map amendments are
172
proposed that convert County zoning to a City plan designation
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that is pursuant to Table 1 in Section 1.5.2. the City has no
discretion.
This section describes the method by which City of Beaverton
Comprehensive Plan designations and zoning districts shall be
applied consistent with the Washington County-Beaverton
Urban Planning Area Agreement when a property in
unincorporated Washington County is annexed into the City of
Beaverton.
Table 1 below shows city plan and zoning designations that
correspond closely with the county land use districts. Propertieswith
Washington County land use districts in Table 1 can be processed
with a Type 1 application using the city’s non- discretionary
process. County land use districts not consistent with Table 1 and
associated footnotes shown shall be subject to a Type 3
discretionary process. The decision-maker for Type 1 and Type 3
applications shall be the City Council, which shalladopt such plan
amendments according to the requirements of the City Charter.
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Table 1, 1.5.2: Annexation-related plan and zone changes not requiring discretion
(Type I CPA/ZMA Applications)
County
Land Use District
R-5, Residential 5 units/acre

City Comprehensive
Plan Designation
Standard Lower Density Neighborhoods
(SLDN)
Standard Lower Density Neighborhoods
(SLDN)
Standard Lower Density Neighborhoods
(SLDN)

City Zoning
District
R7RMC

R-15, Residential 15 units/acre;
R-15 NB, North Bethany District

Medium Density Neighborhoods (MDN)

RMB

R-24, Residential 24 units/acre

Medium Density Neighborhoods (MDN)

RMA

TO: R9‐12, Transit Oriented Residential
District 9‐12 units/acre

Medium Density Neighborhoods (MDN)

RMB

TO: R12‐18, Transit Oriented Residential
District 12‐18 units/acre

Medium Density Neighborhoods (MDN)

RMA

TO:R24-40, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:R24-40, Transit Oriented Residential2

Town Center (TC)

TC-HDR

TO:R40-80, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:R80-120, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:RC, Transit Oriented Retail
Commercial1, 3

Station Community (SC)

SC-MU

TO:BUS, Transit Oriented Business2

Town Center (TC)

TC-MU

TO:BUS, Transit Oriented Business1

Station Community (SC)

SC-MU

TO:EMP, Transit Oriented Employment1

Station Community (SC)

SC-E1

R-6, Residential 6 units/acre;
R-6 NB, North Bethany District
R-9, Residential 9 units/acre;
R-9 NB, North Bethany District

1
2
3

R7RMC
R5RMC

Applies to property located within a Metro designated Station Community Area
Applies to property located within a Metro designated Town Center Area
Unincorporated property zoned TO:RC located within a Metro designated
Station Community Area which is entirely within 2,600 linear feet from a light rail
transit platform.
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Exhibit 1 includes proposed changes for the Comprehensive Plan related to the Housing Options Project. The changes were proposed
to update city policy statements related to housing, comply with state law (House Bill 2001 from 2019), and ensure consistency with
Housing Options Project-related changes to the Development Code.
These exhibits omit some formatting and images to focus on the text changes to the content, but the images and formatting are
proposed to remain in the Comprehensive Plan. In some places, portions of the Comprehensive Plan are not included because no
changes are proposed. The gaps are marked with “***”.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

CHAPTER 1 – AMENDMENTPROCEDURES ELEMENT

***

1.5 CRITERIA FOR AMENDING THE COMPREHENSIVE PLAN
The adoption by the City Council of any amendment to the Plan
shall be supported by findings of fact, based on the record, that
demonstrate the criteria of this Section have been met. The City
Council and Planning Commission may incorporate by reference
facts, findings, reasons, and conclusions proposed by the City staff
or others into their decision.

1.5.1 Criteria for Legislative and Quasijudicial Comprehensive Plan Amendments
A. The following criteria apply to all legislative Comprehensive
Plan amendments and non-annexation-related quasi-judicial
Comprehensive Plan Amendments.
1. The proposed amendment is consistent and compatible
with relevant Statewide Planning Goals and related Oregon
Administrative Rules;
2. The proposed amendment is consistent and compatible
with the applicable Titles of the Metro Urban Growth
Management Functional Plan and the Regional
Transportation Plan; and
3. The proposed amendment is consistent and compatible with
the Comprehensive Plan and other applicable local plans.
B. The following criteria apply to all annexation-related quasijudicial Comprehensive Plan Amendments. [ORD 4759 January
2019]
1. In applying the most appropriate Comprehensive Plan
designation, the decision-making authority shall use the
relevant criteria below.
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a. If the property is or properties are subject to a Beavertonapproved Community Plan, Neighborhood Plan, or
Concept Plan approved consistent with Section 1.5.1.A.
wherein the zoning is specified, the decision-making
authority shall apply the specified Comprehensive Plan
designation or designations; or
b. If the Washington County designation is Institutional, the
decision-making authority shall find that the designation
is consistent with Beaverton Comprehensive Plan policies
in the Land Use Element; or
c. If neither Section 1.5.1.B 1. or 2. apply, the decisionmaking authority shall find that the designation is
consistent with one or more of the following criteria in
applying a Beaverton Comprehensive Plan designation:
i.

City Comprehensive Plan policies in the Land Use
Element

ii. Consistency with the County Land Use Districts.
Commentary: Section 1.5.2 Criteria for Non-Discretionary Map Amendments
This section includes a table of City Comprehensive Plan land use designations that correspond to zoning
designations adopted by Washington County. Washington County will also be adopting zoning amendments
pursuant to HB 2001. The “cross-walk” table (Table 1, 1.5.2) needs to be updated to match Beaverton’s
revised residential zones (RMA, RMB, RMC) with the appropriate County zones. The zones are matched
based on similar allowed uses, density standards, and development standards (e.g., maximum height).
Also, the City’s current “Standard Density Neighborhoods” designation is proposed to be renamed as
“Lower Density Neighborhoods.” See the commentary in Chapter 3 for further discussion.

1.5.2 Criteria for Non-Discretionary Map Amendments
A. Annexation-Related
The Washington County-Beaverton Urban Planning Area
Agreement (UPAA) says: “Upon annexation, the city shall apply
its Comprehensive Plan land use and zoning designations
corresponding as closely as possible to designations already
adopted by the county. The city shall maintain a list of county
land use designations and the corresponding city
comprehensive plan and zoning designations.” The list in Table 1
of Section 1.5.2. identifies City Comprehensive Plan designations
and zoning districts that most closely approximate the density,
use provisions and standards of the County designations. When
annexation related Comprehensive Plan Map amendments are
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that is pursuant to Table 1 in Section 1.5.2. the City has no
discretion.
This section describes the method by which City of Beaverton
Comprehensive Plan designations and zoning districts shall be
applied consistent with the Washington County-Beaverton
Urban Planning Area Agreement when a property in
unincorporated Washington County is annexed into the City of
Beaverton.
Table 1 below shows city plan and zoning designations that
correspond closely with the county land use districts. Propertieswith
Washington County land use districts in Table 1 can be processed
with a Type 1 application using the city’s non- discretionary
process. County land use districts not consistent with Table 1 and
associated footnotes shown shall be subject to a Type 3
discretionary process. The decision-maker for Type 1 and Type 3
applications shall be the City Council, which shalladopt such plan
amendments according to the requirements of the City Charter.
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Table 1, 1.5.2: Annexation-related plan and zone changes not requiring discretion
(Type I CPA/ZMA Applications)
County
Land Use District
R-5, Residential 5 units/acre

City Comprehensive
Plan Designation
Standard Lower Density Neighborhoods
(SLDN)
Standard Lower Density Neighborhoods
(SLDN)
Standard Lower Density Neighborhoods
(SLDN)

City Zoning
District
R7RMC

R-15, Residential 15 units/acre;
R-15 NB, North Bethany District

Medium Density Neighborhoods (MDN)

RMB

R-24, Residential 24 units/acre

Medium Density Neighborhoods (MDN)

RMA

TO: R9‐12, Transit Oriented Residential
District 9‐12 units/acre

Medium Density Neighborhoods (MDN)

RMB

TO: R12‐18, Transit Oriented Residential
District 12‐18 units/acre

Medium Density Neighborhoods (MDN)

RMA

TO:R24-40, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:R24-40, Transit Oriented Residential2

Town Center (TC)

TC-HDR

TO:R40-80, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:R80-120, Transit Oriented Residential1

Station Community (SC)

SC-HDR

TO:RC, Transit Oriented Retail
Commercial1, 3

Station Community (SC)

SC-MU

TO:BUS, Transit Oriented Business2

Town Center (TC)

TC-MU

TO:BUS, Transit Oriented Business1

Station Community (SC)

SC-MU

TO:EMP, Transit Oriented Employment1

Station Community (SC)

SC-E1

R-6, Residential 6 units/acre;
R-6 NB, North Bethany District
R-9, Residential 9 units/acre;
R-9 NB, North Bethany District

1
2
3

R7RMC
R5RMC

Applies to property located within a Metro designated Station Community Area
Applies to property located within a Metro designated Town Center Area
Unincorporated property zoned TO:RC located within a Metro designated
Station Community Area which is entirely within 2,600 linear feet from a light rail
transit platform.
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Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

CHAPTER 3 – LAND USE ELEMENT

What is this
chapter about?
LOCAL LAND USE
PLANNING AND THE
STATEWIDE PLANNING
PROGRAM
Oregon’s statewide planning
goals, statutes and rules
include requirements for how
local governments approach
land use planning, including:
• procedures for development
review, notice, public
hearings, and public
involvement;
• coordination among
jurisdictions and consistency
with statewide and regional
plans;
• making efficient use of
land inside urban growth
boundaries, while limiting
development on rural land;
• limiting and/or mitigating
impacts to certain natural
features;
• coordinating land use
planning with transportation
planning; and
• providing opportunities
for the type and amount of
housing and employment
projected within the
planning horizon.

The Land Use Element describes Beaverton’s policies for the longterm growth and development of the city, consistent withthe
Comprehensive Plan’s major themes - livability, equity,
sustainability, and resiliency. The element guides the type, location
and distribution of land use, and integrates how those uses will look,
function and contribute to the form of the city. The policies also
describe the aspirations and goals for Beaverton’s distinct areas Mixed Use Areas, Commercial Centers and Corridors,
Neighborhoods, and Employment and Industrial Lands. The policies
are supported by background studies and analysis, which are
included in Volume II of the Comprehensive Plan (Background and
Supporting Documents).
The relationship between land use and urban design is
fundamental to achieving quality infill, redevelopment, and
increased densities (measured by the number of dwelling units
and/or building floor area on a site). As the density of residential
and non-residential development increases, urban design issues
become more important. Consequently, this land use element
considers both land use and urban design.
Land Use is a topic that touches many other issues, including
housing, the local economy, transportation, and natural resources.
Many of the policies in other chapters of the Comprehensive Plan
have an impact on or relationship to land use.

Context
Beaverton’s regional location as a first-tier suburb, largely
developed in the second half of the 20th century, has shaped
much of its growth and urban form. The city’s Old Town, first platted
in 1868, dates to an era before cars were dominant, and has the
small, walkable blocks characteristic of that time. However, the
prevalence of cars during later development in the city shaped
a set of neighborhoods, employment areas, and commercial
corridors that are primarily built around automobile access. The city
is also strongly influenced by the presence of Highways 217 and 26,
which provide access to major employment areas throughoutthe
west side of the region, as well as connecting to downtown
Portland and providing freight routes that connect to other parts
of the state and to Interstate 5. The extension of the MAX light rail
line in the 1990s began a gradual transition towards more transitoriented development around light rail stations. Recent planning
for areas such as Progress Ridge, Beaverton Central, and South
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Cooper Mountain reflects an elevated priority for mixed use and
walkable communities.

URBAN DESIGN

Beaverton has also become one of Oregon’s most culturally diverse
communities. Planning for the physical growth and development
of the city will be influenced by the varied interests, backgrounds,
and priorities of its residents.

Urban design shapes the
physical setting of cities by
defining the interaction and
transition between buildings,
streets and landscapes.
Integration of urban design
concepts and land use
policies will help promote
quality places (such as
streets, sidewalks, sites and
buildings).

Beaverton’s location within the Portland Metropolitan region is
an important context for the city’s growth and livability. Metro,
the regional government, sets overarching policies on land use,
transportation, and natural resources that local jurisdictions in the
region, including Beaverton, must incorporate into city policies and
rules. It also sets a region-wide land use pattern, in collaboration
with local governments. The Metro “2040 Growth Concept”
highlights areas where growth should be focused and areas where
higher densities and more redevelopment are appropriate (e.g.
downtowns and light rail station areas). The 2040 Growth Concept
is reflected in the city’s land use designations and policies.
Relationships with other jurisdictions are also essential to Beaverton’s
land use and urban form. The city boundary lines are jagged
and complex, sharing borders with Portland, Tigard, Hillsboro,
urban unincorporated Washington County and rural Washington
County. The boundary reflects a history of small land additions and
highlights the importance of coordination with Washington County
and neighboring cities to determine optimal land uses and
transportation networks.

Vancouver
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Bethany

Major Themes of the Comprehensive Plan
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As the city plans for its future growth and development needs,
it does so with an increased emphasis on four major themes
- livability, equity, sustainability, and resiliency. These themes are
defined in the Introduction and they are intended to guide
updates to the Comprehensive Plan by focusing on priorities of
our community visioning process, linking the policies included in this
and other chapters to clearly held public values. As a largely builtout first-tier suburb, accommodating projected growth and
development over the next 20 years will be increasingly
challenging. The goals and policies in this chapter respond to
the city’s limited supply of vacant land, potential redevelopment
opportunities, multimodal transportation system (including
pedestrian, bicycle, transit, and freight), valued natural resources,
and rapidly changing demographics.

Metro 2040 Growth Concept
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Chapter Format
The Land Use Element is organized into 9 sections, each with a discussion of issues and one or more
goals. Each goal is followed by a series of policies intended to help Beaverton grow and develop in a
manner that exhibits the city’s commitment to livability, equity, sustainability, and resiliency.
Sections 3.1 through 3.5 address issues and goals of citywide relevance. Sections 3.6 through 3.9
provide goals and policies for each land use designation defined in the Comprehensive Plan. The
Comprehensive Plan designations are grouped into four categories as shown below.

Section
3.7

Section
3.8

Section
3.9

181

Exhibit 1
Comp. Plan Amendments

3.1 Land Use and Transportation Connections
Land use and transportation are inherently inter-related, as the
transportation system is what connects different uses in different
areas and moves people and goods between them. Development
is strongly influenced by the transportation system that surrounds
it, and land use and development can influence how attractive
it is to travel by car, transit, bike, or on foot. While cars remain an
important feature of daily life, a commitment to sustainability,
livability, equity and resiliency means increasing the transportation
options available and making it easier for people to meet daily
needs without a car. That shift can’t come from investments in the
transportation system alone; land use patterns play an equal or
greater role in shaping transportation options and choices. The
policies below recognize and address the important relationship
between land use and transportation.

Goal 3.1.1 Encourage development and land use
patterns that support a variety of transportation
options

Policies:
a)

Emphasize pedestrian convenience and safety in all
developments and transportation facilities.

b)

Encourage development and programs that reduce the
need for vehicle use and ownership.

c)

Ensure that new development is designed to provide
safe, comfortable and direct pedestrian and bicycle
connections for all, regardless of ability or age, to and
through the development, including to reach nearby
points of interest.

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.

f)

Ensure that development adjacent to transit stops and
stations is designed to provide direct, convenient and
comfortable connections between buildings and the stop
or station.
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g)

Encourage providing amenities for transit users at transit
stops or stations, such as food carts and coffee stands,
covered benches, trash/recycling receptacles, and
lighting.

h)

Allow use of private parking lots near transit stops and
stations for park-and-ride facilities during hours when the
parking spaces are not needed for on-site uses.

i)

Encourage the use of innovative technologies that
improve parking and transportation efficiency.

j)

Encourage use of structured, underground, and/or tuckunder parking for commercial, office, and multifamily
development.

k)

Encourage shared parking agreements in all areas with
significant volumes of surface parking lots.

l)

Accommodate automobile access and parking inan
efficient manner that does not detract from the
desirability of other modes.
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3.2 Infill and Redevelopment

DEFINING INFILL AND
REDEVELOPMENT
The Housing Element
identifies infill development
as one means to provide
an adequate supply of
housing to meet future
needs. As used in the Land
Use Element, infill refers
to the construction of
additional housing in an
existing neighborhood, or
non-residential or mixed use
development on relatively
small pieces of undeveloped
land in areas that are largely
developed.

The city’s buildable lands inventory shows that there is not much
vacant land left in any comprehensive plan designation, except
for land added to the city through expansion of the urban growth
boundary. This means that a significant share of future growth in the
city will occur through infill and redevelopment.

Goal 3.2.1 Provide for thoughtful and strategic infill
and redevelopment

Policies:
a)

Provide a set of residential infill guidelines and standards
that encourage compatible infill development, consistent
with the following principles:
i.

Redevelopment means
demolition of an existing
structure to make way
for new development,
which may or may not
increase density or
intensity of development.
Redevelopment may replace
existing development with a
similar type and scale of new
development, or may include
changing the type or intensity
of the use.

Provide flexibility on development standards when it
can help preserve trees and natural resources.
ii.

Allow a wider variety of housing choices that can
accommodate a range of ages, household sizes
and/or income levels while ensuring the new
housing responds to the scale and form of the
neighborhood.

iii.

Manage transitions between different uses and
housing types.

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.

v.

Encourage site and building design features,
including setbacks and sight lines, that minimize
impacts to sunlight and privacy for existing adjacent
homes.

b)

Encourage and support quality redevelopment in target
areas that is consistent with city goals.

c)

Work to reduce and mitigate displacement and loss of
affordable housing and commercial/employment space
when planning and implementing major capital
investments that increase livability and desirability.
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d)

Recognize the value of low-cost commercial space for
supporting small businesses and start-ups.

e)

Maintain an equitable policy to allow food carts and
other mobile eateries in strategic locations and provide
support for siting at multiple venues citywide.

f)

On underutilized property and excess parking areas,
provide opportunities for interim uses, such as community
gardens and food carts, that are appropriate for each
plan designation.
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3.3 Sustainability and Natural Resources
The Natural Resources Element of the Comprehensive Plan
addresses protection of significant natural resources, including
riparian corridors, wildlife habitat, wetlands, and cultural and
historic resources. The Environmental Quality and Safety Element of
the Comprehensive Plan addresses water quality, air quality, noise,
seismic hazards, geologic hazards, flood hazards, and solid and
hazardous waste. Direct impacts to air and water qualityare
generally addressed through state regulations and permits.
However, sustainability and resiliency go beyond these issues.
Sustainable development also means building a way that mitigates
and adapts to climate change impacts, reduces energy and
resource consumption in buildings, reduces the energy and fossil
fuel consumption associated with transportation, and connects
people to the environment.
Resilient development means building in a way that protects
people, anticipates natural events and disasters, and improves the
community’s ability to prepare for, adapt to, and recoverfrom
potential shocks and stresses. This section provides policies that
complement, but do not repeat, the policies in the Natural
Resources Element and Environmental Quality and Safety Element.
Policies relevant to the transportation side of sustainability are
provided in Section 3.1 of this chapter as well as the Transportation
Element of the Comprehensive Plan.

Goal 3.3.1 Promote sustainable development,
resilience, and resource protection

Policies:
a)

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

b)

Conserve, protect and enhance natural resources
identified in the city’s adopted Significant Natural
Resources inventories, consistent with policies in the
Natural Resources Element.

c)

Encourage and incentivize sustainable building and site
design approaches that minimize environmental impacts
of the built environment while creating healthy, safe
places for people to live, work and play, through:
i.

Energy conservation and renewable energy

ii.

Reducing resource consumption and waste

iii.

Reducing water consumption and wastewater
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generation, including use of non-potable water
systems where appropriate

d)
e)

iv.

Integration of storm water and natural systems

v.

Protecting and supporting human health

vi.

Designing for adaptability over time

Wherever possible, allow resource areas to serve multiple
purposes and acknowledge their multiple benefits.
Increase the resiliency of the built environment by:
i.

Promoting retrofits to existing buildings and public
facilities to increase the likelihood that buildings will
stand and people can remain in place

ii.

Increasing awareness of natural hazard risks and the
value of mitigation and preparedness measures

iii.

Encouraging the design of new public buildings to
provide safe gathering spaces in the event of a
natural disaster or other major emergency event

iv.

Promoting the design of new buildings and
infrastructure to withstand a natural disaster with
minimal or no repair
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3.4 Planning and Development Review
The city is responsible for establishing development code
regulations to implement the Comprehensive Plan. The code
regulates growth through the review of development applications,
and through code enforcement efforts.
Portions of the city were originally developed under Washington
County development regulations. In these areas, annexation
occurred after County planning and initial development, requiring
the city to implement the County’s plans through city zoning. In
addition, the city and county have defined an “Urban Planning
Area”, an area larger than the current city limits in which both
jurisdictions have an interest in comprehensive planning and
development. The Urban Planning Area Agreement spells out roles
and responsibilities for both jurisdictions within the Urban Planning
Area.

Goal 3.4.1 Provide effective and inclusive planning
and development review services

Policies:
a)

Ensure that development regulations are consistent with
and implement the Comprehensive Plan.

b)

Ensure that land use planning, notification, and public
involvement procedures and processes are inclusive and
provide meaningful opportunities for engagement by all
community members.

c)

Expand outreach to under-represented populationsand
increase participation in community activities byposting
event and service notices in multiple venues and
providing information in multiple languages, consistent
with the city’s language access practices.

d)

Apply zoning districts consistent with Comprehensive Plan
policies; applicable Community Plans; adopted
Comprehensive Plan designations, as identified in the
Comprehensive Plan and zoning district matrix, below;
and the following policies.
i.

New zoning districts consistent with applicable
Comprehensive Plan policies may be added or
modified as needed to address area-specific needs
or changing circumstances.
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e)

ii.

Existing zoning that is not consistent with the
Comprehensive Plan and zoning district matrix may
remain in place until the city or property owner
initiates a zone change; however, zoning map
amendments must be consistent with the
Comprehensive Plan and zoning district matrix.

iii.

Area-specific zoning districts (as indicated in the
Comprehensive Plan and Zoning District Matrix)
shall be applied only in locations consistent with
the title and purpose statement of the zone,
applicable Community Plan policies or Metro Title 6
designations.

iv.

Where a property is subject to an area-specific zone
(as indicated in the Comprehensive Plan and
Zoning District Matrix), quasi-judicial zone changes
shall be limited to applying another implementing
zone specific to the same area, consistent with
applicable Community Plan policies or Metro Title 6
designations.

Where a land use approval requires demonstration of
consistency with the policies of the Comprehensive Plan,
the policies of the adopted Comprehensive Plan
designation shall apply, regardless of whether the zone
is listed as an implementing zone for the applicable
Comprehensive Plan designation.
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Commentary: Comprehensive Plan and Zoning District Matrix
Beaverton’s residential zones are proposed to be revised as follows:
R1 Multi-Unit Residential (MR)
R2 Residential Mixed A (RMA)
R4 and R5 Residential Mixed B (RMB)
R7 and R10 Residential Mixed C (RMC)
These Development Code changes need to be reflected in the matrix matching Comprehensive Plan
Designations with implementing zones. This requires some reorganization of the land use designations
because the existing zones are being combined in a way that does not line up perfectly with the current
Comprehensive Plan designations. However, the proposed combining of zones better captures the linkages
and areas of overlap between the zones. For example, R4 and R5 (merged to RMB) are more similar than R2
and R4, even though R4 is currently classified as “Medium Density” (like R2) while R5 is classified as
“Standard Density.”
Also, the “Standard Density Neighborhoods” designation is proposed to be renamed as “Lower Density
Neighborhoods.” This is for two reasons: (1) the current “Low Density Neighborhoods” designation is being
removed because R10 was the only implementing zone; and (2) “Lower Density” better reflects the
intended relative density of this land use designation (i.e., it’s the lowest-density residential designation)
while avoiding calling one land use designation “standard” when many of them promote a mix of housing
types share consistency with House Bill 2001.
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Comprehensive Plan and Zoning District Matrix
Comprehensive Plan Designation

Implementing Zoning Districts

Mixed Use Areas

RC-E, Downtown Regional Center – East*
RC-BC. Downtown Regional Center – Beaverton Central District*
Downtown Regional Center

RC-OT, Downtown Regional Center – Old Town District*
RC-DT Downtown Regional Center – Downtown Transition District*
RC-MU Downtown Regional Center – Mixed Use District*

Town Centers

TC-HDR, Town Center – High Density Residential District
TC-MU, Town Center – Multiple Use District
SC-E1, Station Community – Employment Sub Area 1 District
SC-E3, Station Community – Employment Sub Area 3 District

Station Communities

SC-HDR, Station Community – High Density Residential District
SC-MU, Station Community – Multiple Use District
SC-S, Station Community – Sunset District*
CS, Community Service

Mixed Use Corridors

NS, Neighborhood Service
MR, Multi-Unit ResidentialR1, Residential Urban High Density District (1,000)
RMA, Residential Mixed AR2, Residential Urban Medium Density District (2,000)

Commercial Centers and Corridors

CC, Corridor Commercial
Regional Commercial

CS, Community Service
C-WS, Washington Square Regional Center – Commercial District*
GC, General Commercial
CC, Corridor Commercial

Community Commercial

CS, Community Service
C-WS, Washington Square Regional Center – Commercial District*
NS, Neighborhood Service

Neighborhood Centers

RMA, Residential Mixed AR2, Residential Urban Medium Density District (2,000)
RMB, Residential Mixed BR4, Residential Urban Medium Density District (4,000)

Neighborhoods

Low Density Neighborhoods
StandardLower Density
Neighborhoods
Medium Density Neighborhoods
High Density Neighborhoods

R10, Residential Urban Low Density District (10,000)
RMB, Residential Mixed B R5, Residential Urban Standard Density District (5,000)
RMC, Residential Mixed C R7, Residential Urban Standard Density District (7,000)
RMA, Residential Mixed A
RMB, Residential Mixed B R2, Residential Urban Medium Density District (2,000)
R4, Residential Urban Medium Density District (4,000)
MR, Multi-Unit Residential R1, Residential Urban High Density District (1,000)

Employment and Industrial Land

OI, Oﬃce Industrial
Employment
Industrial

OI-NC, Oﬃce Industrial – Nike Campus*
OI-WS, Washington Square Regional Center – Oﬃce Industrial District*
IND, Industrial
OI, Oﬃce Industrial

* Area-speciﬁc zones subject to Policy 3.4.1.d, part iii and iv
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Commentary: Section 3.8 Neighborhoods
Housing terms should be updated to be consistent with proposed BDC amendments. E.g., "single family
detached” has been re-termed “single-detached dwelling” and “multifamily” has been re-termed “multidwelling.” Proposed changes to the land use designations (discussed above) are also reflected in this
section.

NEIGHBORHOODS
Low Density
Neighborhoods
StandardLower
Density
Neighborhoods
Medium Density
Neighborhoods
High Density
Neighborhoods

3.8 Neighborhoods
Neighborhoods generally prioritize residential uses and compatible
non-residential uses, such as schools and public parks. The different
designations within this category reflect different scales and
densities among different types of Neighborhoods.
The city’s existing Low and Standard Lower Density Neighborhoods
are mostly developed with subdivisions built in the second half of
the 20th Century. Nearly all of the existing housing isconsists of
single family detached dwellings. Streets were generally built with
larger collector roads connecting between neighborhoods and
many dead ends, loops, and curving streets within neighborhoods.
Many subdivisionsinclude protected open space, either in the form
of parks or tracts preserved and owned by a homeowners
association. Schools, religious institutions, and other civic uses are
found throughout theneighborhoods, often on the larger roads.
Existing Medium and High Density Neighborhoods are developed
with a mix of housing types but with an emphasis on multidwellingfamily housing.
Commentary: Goal 3.8.1 Complete and livable Neighborhoods

Section
3.8

Density in the RMA, RMB, and RMC zones will be regulated only by
minimum lot size and minimum density — not by maximum density —
because state rules do not allow maximum density in residential zones that
allow single-detached dwellings. This should be reflected in the
Comprehensive Plan’s references to maximum residential density.
It also will be necessary to remove references to lot size averaging, since
those provisions are proposed to be removed from BDC Chapter 20.
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Goal 3.8.1 Complete and livable Neighborhoods
The following policies apply to all Neighborhoods.

Policies:
a)

Regulate maximum residential density and/or minimum lot
area by zone to maintain a balance between planned
land uses and infrastructurecapacity.

b)

Regulate minimum residential density to ensure efficient
use of residential land and meet regional housing needs.

c)

i.

Generally, the zoning code should require that
residential development achieve at least 80% of the
maximum density, where applicable, allowed in the
applicable zoning district.

ii.

Minimum densities should be calculated excluding
significant natural resource areas and other
constrained lands.

Allow flexibility through lot size averaging and other tools
to provide flexibility and housing variety while maintaining
an overall density consistent with the Comprehensive Plan
designation and zoning.
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d)

For development that achieves a public benefit or goal
(i.e.such as increased housing options, public space or
affordable housing) the city may provide code incentives,
such as opportunities inthe Development Code to allow
additionalfor additional floor area or housing units that
exceed the ranges listed for each Comprehensive Plan
designation.

e)

Provide opportunities for a variety of housing types in all
residential plan designations while maintaining a scale
and character consistent with the intent of each plan
designation.

f)

Facilitate development of housing that is affordable to a
range of incomes, including low-income households.

g)

Ensure integration
of parks and schools
into
neighborhoods in locations where safe, convenient
connections from adjacent neighborhoods on foot and
by bike are or will be available.

h)

Use Crime Prevention through Environmental Design
(design that provides opportunities for “eyes on the street”
through street-facing windows and doors) to reduce
graffiti, vandalism and other property crimes and to
promote a feeling of safety for pedestrians.

i)

Require subdivisions and development on large sites to
create a connected network of pedestrian ways, local
streets, and other multimodal connections, including
connections to adjacent properties or opportunities to
connect in the future.
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Commentary: Goal 3.8.2 Low and Standard Density Neighborhoods
The current references to maximum residential densities will need to be modified, given that different lot
size standards will apply to different housing types, and maximum density does not apply in RMA, RMB, and
RMC. The proposed amendments focus on minimum densities, rather than maximum densities. The
proposed changes also promote housing variety, rather than emphasizing detached housing. Policy d)
provides policy guidance about more appropriate locations for Lower Density zones when decision-makers
are evaluating discretionary zoning map applications.

Goal 3.8.2 Low and StandardLower Density
Neighborhoods: Provide residential neighborhoods
that emphasize detached housing variety and
integrate parks, schools, and other community
institutions
The following policies apply to Low and StandardLower Density
Neighborhoods, in addition to policies under Goal 3.8.1.

Policies:
a)

Allow and encourage a variety of housing types that
respond to the scale and form of existing neighborhoods
as a way to increase housing options within established
neighborhoods while recognizing neighborhood
character.

b)

Establish zoning regulations that allow housing variety at lowto-medium minimum densities, with the lowest minimum density
at 7 units per acre.at generally the following residential
densities, while allowing for flexibility as described under
Goal 3.8.1:

c)

i.

Low Density Neighborhoods: one dwelling unit per
10,000-12,500 square feet of residential land area

ii.

Standard Density Neighborhoods: one dwelling unit
per 5,000-10,000 square feet of residential land area

Provide adequate flexibility on development standards
(e.g. setbacks and lot coverage) to make development
of single-story housing feasible.

Image Credit: Union Studio Architechts
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d)

The Standard Lower Density Neighborhood designation
may be applied in areas that are presently developed
with predominately single-detached homes, have limited
access to transit, and are not located atnear a major
intersection or highway interchange; or areas that are
presently developed with predominately single family
homes. Implementing zones with higher minimum density
may be applied relatively closer to transit, major
intersections or highway interchanges, and implementing
zones with lower minimum density may be applied farther
from those areas
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Commentary: Goal 3.8.3 Medium and High Density Neighborhoods
As in the previous section, the proposed amendments below modify density references to focus on
minimum—rather than maximum—densities and to emphasize housing variety. The one exception is for
High Density Neighborhoods, where maximum density will continue to apply (regulated in the BDC based
on minimum land area per unit).
Generally, the state does not allow cities to regulate maximum density for lots that are zoned for the
development of a detached single-detached dwelling. Since the RMA, RMB and RMC zones allow singledetached dwellings, then maximum density does not apply in these zones.
However, if a lot is not zoned for the development of a detached single-family dwelling, then maximum
density can apply. In the MR zone, single-detached dwellings were removed as an allowed use; therefore,
maximum density could be applied to that zone.
In sum, MR regulates by minimum and maximum density, whereas RMA regulates by minimum density and
minimum land area (this zone allows two different approaches because it allows multi-dwelling structures
with 5+ units, but it also allows single-detached dwellings, so maximum density cannot be used).

Goal 3.8.3 Medium Density Neighborhoods and High
Density Neighborhoods: Provide for a variety of
housing types and higher residential densities in
areas with more amenities and transit service
The following policies apply to Medium Density Neighborhoods
and High DensityNeighborhoods, in addition to policies under Goal
3.8.1.

Policies:
a)

Provide for a variety of housing types including singledetached homes, while emphasizing, with an emphasis
on multi-dwellingfamily and attached single familymiddle
housing.

b)

Establish zoning regulations that allow housing at
generallythat is consistent with the following residential
densityies policies, while allowing for flexibility as
described under Goal 3.8.1:

c)

i.

Medium Density Neighborhoods: allow housing
variety at medium densities, with the lowest
minimum density at 10 units per acreone unit per
2,000-5,000 square feet of residential land area

ii.

High Density Neighborhoods: one unit per 1,000-2,000
square feet of residential land area

Focus the highest density housing closest to transit,
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provide convenient access to these amenities by as many
households as possible.
d)

Provide direct and efficient pedestrian and bicycle
connections to nearby retail and services, transit, parks,
and/or schools.

e)

Ensure that the internal circulation system for larger
developments creates direct and desirable pedestrian
and bicycle routes and connects to adjacent local streets
wherever possible.

f)

Allow for innovative housing types and designs that are
consistent with the other policies for these neighborhoods
to accommodate projected growth and meet the
diverse housing needs of the community.

g)

Allow limited, small-scale retail and service uses that
primarily serve the immediate neighborhood and are
compatible with adjacent residential uses in terms of the
amount of traffic created, noise, parking needs, and other
quality of life issues.

h)

The Medium and High Density Neighborhood designations
may be applied in areas that have walkable access
to transit, commercial services, parks, and/or other
amenities. The Medium Density Neighborhood may serve
as a transition between Standard Density or LowLower
Density
Neighborhoods
and
higher
density
neighborhoods or commercial or mixed use designations.

***
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Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

CHAPTER 4 - HOUSING

What is this
chapter about?

STATEWIDE PLANNING
GOAL 10 (HOUSING)
Cities and counties are
required to “provide for
the housing needs of the
citizens of the state”, and their
Comprehensive Plans must
include, at a minimum, the
following items:
• An inventory of buildable
lands for residential use,
and an assessment of the
ability of those lands to
meet the current and future
housing needs;
• A comparison of the
distribution of residents’
incomes and available
housing units by cost;
• A determination of vacancy
rates and expected housing
demand at varying cost
levels; and
• Allowances for a variety of
densities and housing unit
types

The primary focus of this chapter is to provide an assessment of the
city’s current and future housing needs across a spectrumof
housing types, cost levels, and housing tenure (owner vs. renter).
Goals and policies are established to help the city meet the
housing needs of current and future residents in a manner
consistent with the Comprehensive Plan’s major themes - livability,
equity, sustainability, and resiliency. More detailed analysis, with
supporting background and documentation, is included in
Volume II of the Comprehensive Plan (Background and Supporting
Documents).

Context
How Will Beaverton Meet its Future Housing Needs?
By 2035, Beaverton is projected to add 11,000 new households
(approximately 18,000 more residents), an increase of more than
25% of the city’s 2015 housing supply. However, undeveloped
residential land has nearly disappeared in the city, and Beaverton
already has an identified mismatch between existing housing supply
and housing demand, most notably for very low and moderate
income renters and high income homeowners. Meanwhile, only
13% of jobs within the city are held by Beaverton residents, which
points to an imbalance between the city’s housing supply and
the needs/preferences of its workforce. Improving the city’s jobshousing balance is important as it has the potential to reduce
commute times for local residents and demand on the city’s
transportation infrastructure.
The city’s demographics are expected to continue to change over
the next 20 years, with an increasing number of ethnic minorities,
smaller households (including millennials and empty nest baby
boomers), and low income households. Accommodating this
growth requires new policies, strategies and solutions.
Beaverton has a valuable asset in its established single family
residential neighborhoods, which will continue to attract families
residents drawn to the city’s excellent schools, plentiful parks, and
diverse local economy. At the same time, areas such as Central
Beavertonand the Sunset Transit Center area have the potential to
attract new residents looking for a more urban lifestyle, including
proximity to transit, employment centers, and amenities such as
restaurantsand shopping.

199

Exhibit 1
Comp. Plan Amendments

HOUSING
AFFORDABILITY
The U.S. Department
of Housing and Urban
Development (HUD)
considers a household cost
burdened if it is spending
more than 30% of its gross
income on housing costs.
The discussion of supply
and demand in this chapter
is based on the city’s current
income profile, and the
assumption that households
should not be spending more
than 30% of their income on
housing costs.

Affordable housing is also a major concern for Beaverton’s future,
as the city’s housing market has experienced significant increases
in home prices and rental costs since the end of the 2008-2009
Recession. As of 2013, nearly half of all renter households in Beaverton
were considered housing cost burdened, while the availability of
affordable housing was the most frequently mentioned topic in the
city’s 2014 Housing Survey.
Seniors in the community have been vocal about their desire to
age in place, either in their existing homes or within or near their
neighborhoods, but have been impacted by rising housing costs
and property taxes and existing housing types that might not meet
their future needs. Minorities and lower-income households that
have historically settled in central cities have begun to move to first
tier suburbs1 such as Beaverton in increasing numbers, which has
impacted the city’s poverty rate and income profile. Increased
poverty is more than just a housing issue, and will result in an increased
demand for lower-cost housing options with proximity to transit,
social services, educational opportunities and living wage jobs.
Given anticipated demographic trends, it is imperative to provide
fair and equitable housing opportunities to Beaverton residents.

Major Themes of the Comprehensive Plan
As the city plans for its future housing needs, it does so with an
increased emphasis on four major themes - livability, equity,
sustainability, and resiliency. These themes are defined in the
Introduction and intend to guide updates to the Comprehensive
Plan by focusing on priorities established through the community
visioning process that link the policies included in this and other
chapters to clearly-held public values. As a largely built-out first tier
suburb, accommodating projected growth over the next 20 years
will be increasingly challenging, requiring a framework and vision
that recognize the city’s limited supply of vacant land, potential
redevelopment opportunities, multimodal transportation system
(including pedestrian, bicycle, transit, and freight), valued natural
resources, and rapidly changing demographics.

Chapter Format
The Housing Element is organized into five sections, each with a
discussion of issues and a central goal. Each goal is followed by
a series of policies intended to help Beaverton meet its housing
needs in a manner that illustrates the city’s commitment to livability,
equity, sustainability, and resiliency.
1
First tier suburbs are defined as communities that developed on the borders of
central cities in the early to mid-20th Century and are now experiencing demographic and
economic conditions similar to those previously experienced by the central city.
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4.1 Housing Supply

BEAVERTON’S VISION
FOR HOUSING
“Beaverton has become one of
the most livable communities
in the nation, thanks to a
cutting edge civic plan, a
range of housing options and a
commitment to sustainability”
Beaverton Community Vision, Enhance
Livability Mini-Vision Statement

Construction of Summer
Falls, one of Beaverton’s
newest subdivisions

As of 2015, Beaverton has just under 41,000 housing units and a
vacancy rate of under 4%, suggesting housing demands of the
current population are being met. However, the 2015 Housing
Strategies Report identified a significant mismatch between the
city’s current housing supply and the current housing needs of
its residents. In general, there is an unmet demand for additional
ownership units at a range of price points and housing types. The
city’s current unmet housing needs are especially pronounced for
very low income renter households and high income homeowner
households.
The city’s Buildable Lands Inventory (BLI) estimates future housing
supply within city boundaries and Beaverton’s Urban Service
Boundary (USB). The BLI shows the city has capacity for just under
10,700 new housing units through 2035 with the majority (63%)
comprised of multi-dwellingfamily units. Based on projected
housing demand over the 20-year planning period, there is a large
surplus of land available for multi-dwellingfamily residential, but a
large deficit of vacant land zoned for single-detached single family
and medium density attached units (townhomes, duplexes,
triplexes, etc.).
Approximately 15% of the housing demand in the city over the next
20 years is projected to be from households with annual incomes
below $25,000 per year (in 2015 dollars), which will increase the
demand for lower-cost housing options in the future. Nearly 20% of
growth is expected to come from households with annual incomes
above $150,000. Meanwhile, the unincorporated areas outside
of the city but within its USB show a large surplus of land that has
capacity to accommodate detached single family residential
development and a moderate surplus of land for medium density
attached units over the next 20 years.
Given the lack of vacant single-detached family residential land
and the relative abundance of vacant and re-developable
mixed-useland, it is not surprising that there is excess capacity for
multi-dwelling family residential units, but a large deficit in capacity
for single-detached single family and medium density attached
units in the estimated 20-year land supply. The policies under Goal
4.1.1 have been developed to ensure that Beaverton is able to
provide current and future residents with the housing supply
needed to accommodateprojected growth and housing trends in
a manner that is consistent with the Comprehensive Plan’s major
themes – livability, equity, sustainability, and resiliency.
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Goal 4.1.1 Provide an adequate supply of housing to
meet future needs

Policies:

Attached single family
homes in the Progress Ridge
neighborhood

a)

Use available land within the city efficiently,
encouraging new residential development to take
advantage of allowed maximum densities where
appropriate

b)

Support higher 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 zoned sites with proximity
to transit and amenities with the objective of creating
18-hour neighborhoods

d)

Develop a Housing Implementation Plan that is
updated regularly based on market conditions and
trends

e)

Develop programs or strategies to improve Beaverton’s
jobs-housing balance, thereby reducing impacts on
transportation infrastructure and the environment

f)

Strive to meet the city’s future housing demand within
city limits, while coordinating with Washington County
and Metro to assess future housing needs at a larger
geographic scale, especially for single-detached
single family units

g)

Support UGB expansions and city boundary changes
that consider the city’s unique geopolitical boundaries
and the availability of city and other urban services to
help meet the city’s identified housing needs

h)

Provide an efficient, consistent,
development review process

i)

Work with regional partners to develop measures that
reduce upfront housing development costs

and

reliable
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4.2 Housing Type
The city’s 2015 Housing Strategies Report identified a number of
trends based on current housing demand and anticipated
demographic changes, including:

45 Central, a recent housing
development which
provides a mix of compact
single-detached family
homes and condominiums

•

A continued significant need for affordable housing for the
City’s lowest income residents, particularly for rental housing.

•

A need for more housing options at the upper end of the
price range for higher-income households in the city, which
can include both single-detached single family residences
on larger lots as well as upscale townhomes and
condominiums.

•

High demand for owner-occupied housing in the $250,000$390,000 price range (in 2015 dollars).

•

A need for programs and services to assist seniors who want
to age in place in their current homes or neighborhoods.

•

A need for lower cost, larger rental housing units for larger
immigrant and other households that cannot afford larger
ownership housing.

•

Increased need for rental units and smaller singledetachedfamily homes for baby boomers and millennials,
particularly inareas that provide a more urban lifestyle with
easy access to shopping, transit, restaurants and other
services and amenities such as bike lanes and pedestrian
paths.

In addition, a number of housing types have begun to gain
popularity in the metropolitan region over the last several decades
as the population has aged, demographics and household
composition have changed, vacant land has become less
abundant, and housing affordability has become a major issue.
These include single level homes, garden apartments, accessory
dwelling units, cluster housing, tiny lots, skinny houses, tiny houses,
cohousing/communal living, pocket neighborhoods and
container homes. There is also increased interest in energy efficient
and low impact housing options.
The Housing Strategies Report identified the city’s needs for a
variety of housing types for all income ranges, both for the current
population and to accommodate projected growth over the next
20 years. The policies under Goal 4.2.1 build upon those listed under
Goal 4.1.1 and are intended to meet the diverse housing needs
of Beaverton’s current and future residents in a manner that is
consistent with the Comprehensive Plan’s major themes – livability,
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Goal 4.2.1 Provide a variety of housing types that
meet the needs and preferences of residents

Policies:

Single-dDetached single
family homes in the
Churchill Forest
Neighborhood

a)

Ensure that sufficient land is appropriately zoned to
meet a full range of housing needs, including an
adequate amount of single-detached single family
housing to meet projected demand

b)

Develop partnerships and programs and dedicate
funding to expand ownership opportunities across
income ranges, including the preservation of the city’s
supply of moderately priced single-detached family
homes

c)

Identify and research emerging housing types and
regularly consider appropriate updates to the
Development Code to allow for their development

d)

Incentivize the development of housing types that are
needed but not currently being provided in adequate
numbers by market forces, such as single level
detached homes and larger multi-dwellingfamily
rental units

e)

Support older residents’ ability to age in place through
targeted investments that make existing housingmore
age-friendly and accessible and contribute to
neighborhood stabilization

f)

Encourage the development of a variety of housing
types within planned unit developments and other
large projects, which can serve to improve the
aesthetic character of the neighborhood and provide
housing choices for different income levels

4.3 Housing in and near the Downtown Regional Center
The Civic Plan placed a major emphasis on stimulating development
and stabilizing the neighborhoods in and near the Downtown
Regional Center through housing rehabilitation and renovation
programs. Increased residential development in and near the
Downtown Regional Center would provide much-needed housing
supply while also contributing to the city’s desire to create an 18hour neighborhood with opportunities for a more urban lifestyle. A
critical mass of residents in this area will attract more services and
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amenities to the area, consistent with the Beaverton Community
Vision’s goal to “Create a Vibrant Downtown.” Additional housing
options for a range of income levels in and near the Downtown
Regional Center will help to provide equitable housing opportunities
for current and future residents.
Mixed-use zones have the ability to attract residents looking
for easy access to transit, employment, restaurants, and other
amenities and the capacity to accommodate a large portion of
Beaverton’s anticipated residential growth. Surrounding singledetachedfamily neighborhoods have a large supply of
moderately priced homes that can meet the future housing needs
of young and increasingly diverse families. The policies under Goal
4.3.1 are intended to capitalize on the assets of the Downtown
Regional Center and nearby neighborhoods, commercial zones
and multiple-use zones. In addition, they are intended to stimulate
residential development and revitalization in these areas, while
recognizing the potential displacement of existing residents, in a
manner that is consistent with the Comprehensive Plan’s major
themes – livability, equity, sustainability, and resiliency.
***

A conceptual rendering
shows some of the attributes
that will make South Cooper
Mountain one of the most
livable communities in the
metropolitan region

4.5 Livability and Neighborhood Character
The Comprehensive Plan Introduction defines livability as “the sum
of factors contributing to a complete community’s quality of life”,
factors which apply to both the built and natural environments. As it
relates to housing, livability is a major determinant of where people
choose to live. While no two Beaverton residents may have the
same ideas of what comprises a livable community, visioning has
shown that residents value a number of common characteristics
that led them to live in Beaverton. Among these desirable traits are
safe streets and neighborhoods; a variety of housing choices;
nearby shops and commercial services; easily accessible quality
parks and schools; abundant natural resources and trails; quality
design; and opportunities to walk and bike.
At the local level, livability is about building community,
strengthening neighborhoods, and creating a sense of place.
Beaverton is a city of strong and vibrant neighborhoods, each one
unique, but also bound together in a way that makes Beaverton
the livable community that it is. In order for Beaverton to continue
to be an attractive and desirable place to live, it is important that
neighborhood strengths be maintained and protected, while
opportunities to enhance livability are capitalized upon.
From established single-detached family neighborhoods to its
urbanizing Central City, Beaverton has identified a vision for growth
that can continue to make Beaverton a quality community.
As
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Beaverton continues to grow over the next several decades,
opportunities exist to improve upon the already high quality of life
and livability that exist in the city.
Recent years have seen housing development in Beaverton that,
while consistent with regional efforts to focus future population
growth within the existing urban growth boundary and protect
natural resources, have resulted in an increase in density and traffic
that some residents see as a threat to their quality of life and the
livability of Beaverton. The policies under Goal 4.5.1 have been
developed in recognition of the changes that are likely to continue
to occur in Beaverton as it grows over the next 20 years, while
seeking to maintain and enhance the characteristics that make
Beaverton a highly desirable community to live in and in a manner
that is consistent with the Comprehensive Plan’s major themes –
livability, equity, sustainability, and resiliency.

Local residents rake leaves in
their neighborhood as part of
Visioning Clean Up Day

Goal 4.5.1: Ensure that Beaverton continues to be
one of the most livable communities in the region

Policies:
a)

Encourage quality design throughout the city that
acknowledges neighborhood character, provides safe
and direct connections for pedestrians and bicyclists to
a variety of destinations, and integrates open space,
natural resources and scenic view corridors

b)

Provide support to local neighborhood associations for
programs that encourage neighborhood pride such as
clean up days, block parties, community gardens, and
other special events

c)

Work with neighborhood associations to improve
resiliency by preparing residents for potential natural
disasters and economic uncertainty

d)

Engage the community in a continuing dialogue about
the city’s anticipated population growth, limited land
supply, and current housing trends

e)

When considering comprehensive plan and zoning
map amendments, address the potential impacts of
densification, including increased traffic and noise, on
established neighborhoods

f)

Provide flexible development standards for projects
that exceed the minimum requirements for natural
resource protection, open space and public gathering
places, and energy efficiency

g)

Work with regional partners to improve bicycle and
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neighborhood services and provide
opportunities for healthy active living

increased

h)

Encourage a compact mix of uses at the neighborhood
level that increase the number of local jobs and services,
and reduce impacts to the city’s transportation system

i)

Provide adequate opportunities for residents to be
involved in decisions affecting their neighborhoods

j)

Review and reconsider minimum parking standards for
new multi-dwellingple family development.
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Commentary: Public Facilities and Services Element
The only proposed amendments in this chapter update the references to “multifamily” housing to
reflect revised terminology.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

PUBLIC FACILITIES AND SERVICES ELEMENT
***

5.5 POTABLE WATER
***

5.5.1 Goal: The City shall continue to participate in the Joint Water
Commission and work with the West Slope, Raleigh and Tualatin
Valley Water Districts to ensure the provision of adequate water
service to present and future customers in Beaverton.
Policies:
a) All new land development (residential subdivisions, multi-ple family dwelling development,
and industrial and commercial developments) shall be connected to a public water system.
b) All new development served by the Beaverton Water Division shall be reviewed by the City
to determine that the pressure of water available to serve the proposed development meets City
standards.
c) The City shall encourage water conservation consistent with current intergovernmental
agreements, to prolong existing supplies and to help postpone water system capacity
improvements needed to supply expected future demands as a result of projected population
increases.
Action 1: The City shall consider establishing a wellhead protection program.
d) The City will comply with State and federal laws and regulations relating to potable water.

5.6 SANITARY SEWER
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***

5.6.1. Goal: The City shall continue to cooperate with CWS to ensure long-term
provision of an adequate sanitary sewer system within existing
City limits and areas to be annexed in the future.
Policies:
a) All new land development (residential subdivisions, and multi-ple family dwelling, industrial,
and commercial developments) shall be connected to the City sewer system.
b) When sewer service is extended into an area that contains existing development, all existing
habitable buildings shall be connected to the new sewer if they are within 100 feet of the sewer
line and if gravity lateral sewer lines can serve them.
***
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Commentary:
Amendments to some of the housing-related terms in the Comprehensive Plan are proposed for
consistency with revised terms in the BDC.
[Note: Some of the definitions below include references to the Metropolitan Housing Rule (OAR 660,
Division 7) or to the Oregon Revised Statutes (ORS). Because the OAR and ORS define certain terms
differently than the City of Beaverton, not all terms are proposed to be updated.]
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

GLOSSARY OF COMPREHENSIVE PLAN TERMS
The terms in this Plan embody the legislative intent of the City Council. Terms of
ordinary usage are to be given their usual and reasonable meanings. Key words
and concepts used in this Plan are explained below.
When the meaning ascribed to a term in this section conflicts with an identical or
nearly identical term appearing in a closely-related state, regional, or federal law,
the intent under this ordinance shall prevail unless a superior source of law
requires a different result.
Where terms are not defined in this section, and a term conflicts with a provision
of statewide, regional, or City of Beaverton law, the more restrictive interpretation
will prevail unless it leads to an unlawful result.
***
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Commentary:
House Bill 2583 (2021) prohibits cities from establishing an occupancy limit for any residential unit

based on the familial or nonfamilial relationships among occupants. In the current BDC, the term
“family” is defined in a way that limits the number of unrelated occupants in a dwelling unit to five
individuals; this conflicts with HB 2583. Accordingly, the term “family” is proposed to be removed
from the BDC, and also from the Comprehensive Plan.

FAMILY

(1) Two or more persons related by birth, marriage or adoption
[U.S. Bureau of the Census]. (2) An individual or a group of
persons living together who constitute a bona fide single family
housekeeping unit in a dwelling unit, not including a
fraternity, sorority, club or other group of persons occupying a
hotel, lodging house or institution of any kind.

FEASIBLE

Capable of being done, executed, or managed successfully
from the standpoint of the physical and/or financial abilities of
the implementer(s).
***

HOUSEHOLD

All those persons, related or unrelated, who occupy a single
housing unit. (See Family)

HOUSING AFFORDABILITY

The availability of housing such that no more than 30 percent
(an index derived from federal, state and local housing
agencies) of the monthly income of the household need be spent
on shelter. (Metro Regional Framework Plan definition)

HOUSING UNIT

The place of permanent or customary abode of a person or
family. A housing unit may be a single-detached family
dwelling, unit in a multi-family dwelling structure,
condominium, modular home, mobile home, cooperative, or any
other residential unit considered realproperty under State law.
A housing unit has, at least, cookingfacilities, a bathroom, and
a place to sleep.

IMPACT

The effect of any direct manmade actions or indirect
repercussions of manmade actions on existing physical,
social, or economic conditions.

***
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METROPOLITAN SIGNIFICANCE An issue or action with major or significant impact
throughout the metropolitan area.
MIDDLE HOUSING

A category of housing types that includes duplexes, triplexes,
quadplexes, townhouses, and cottage clusters.

MIXED USE

Comprehensive plan or implementing regulations that permit a
mixture of commercial and residential development.
Properties on which various uses, such as office, commercial,
institutional and residential, are combined in a single building
or on a single site in an integrated development project with
significant functional interrelationships and a coherent physical
design. Land uses, which when combined constitute mixed or
multiple uses, exclude parks, golf courses, schools, and public
facilities (fire stations, utility substations, etc.).
Mixed- use development is a type of multiple-use in which one
or more structures on a lot or contiguous lots in common
ownership, accommodate any of the following combinations of
uses
(1)
Residential Mixed-Use Project with residential
units occupying a minimum of 25 percent of the total
floor area and the remaining floor area occupied by
retail, office, light industrial, community service or
other residentially compatible uses or combinations
thereof;
(2)
Non-Residential Mixed-Use Project consisting
ofoffice retail, light industrial, community service or
other compatible uses or combination thereof with
retail spaceor other pedestrian oriented commercial
uses occupyinga minimum of 60% of the street level
building frontage.
A building or groups of buildings under one ownership, to
encourage a diversity of compatible land uses, which may
include a mixture of residential, office, retail, recreational, light
industrial, and other miscellaneous uses.

MOBILE HOME

A structure constructed for movement on the public highways,
that has sleeping, cooking and plumbing facilities, that is
intended for human occupancy, that is being used for
residential purposes and that was constructed between
January 1, 1962 and June 15, 1976, and met the construction
requirements of Oregon mobile home law in effect at the time of
construction.

MULTI-FAMILY DWELLING UNITSSTRUCTURE Means attached housing where each dwelling unit is not
located on a separate lot. (OAR 660-007-0005(11)) A structure
that contains five or more dwelling units that share common
walls or floor/ceilings with one or more units. The land
underneath the multi-dwelling structure is not divided into
separate lots. Also referred to as “multi-family dwellings.” In
certain zones, “multi-dwelling structure” also includes
residential dwellings that are attached to non-residential uses.
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MULTI-MODAL

Transportation facilities or programs designed to serve many or
all methods of travel, including all forms of motor vehicles,
public transportation, bicycles and walking. (Metro Code
3.07.1010(rr))

MULTI-USE OR SHARED-USE PATH
Multi-use or Shared-use path means an off-street path that can
be used by several transportation modes including bicycles,
pedestrians, and other non-motorized modes. Multi-use paths
accommodate two-way travel.
***
RESIDENTIAL USE

Activities within land areas used predominantly for housing.

RESIDENTIAL, MULTI-DWELLINGPLE FAMILY See Multi Family Dwelling Unit Development
composed of one or more Multi-Dwelling structures.
RESIDENTIAL, SINGLE-DETACHED FAMILY A single dwelling unit on a building site.
Development composed of one or more single-detached
dwellings.
RETAIL

Activities which include the sale, lease or rent of new or used
products to the general public or the provisions of product
repair or services for consumer and business goods.

***
SIGNIFICANT NATURAL RESOURCES Areas identified on the City’s Statewide Planning Goal
5 Inventories, Volume III of the Comprehensive Plan.
(Beaverton Development Code)
SINGLE FAMILY ATTACHED DWELLINGS
A structure containing two or more single
family dwelling units with both side walls (except end units of
building) attached from ground to roof.
SINGLE- FAMILY DETACHED DWELLING A dwelling unit that is not attached to any other
dwelling, excluding accessory dwellings, and that is located on
its own lot. Also referred to as a “single-family detached
dwelling.”free standing and separate from other dwelling units.
(OAR 660-007-0005(4))
SINGLE FAMILY DWELLING

A structure containing one or more single family units with
each unit occupying the building from ground to roof.

SINGLE OCCUPANT VEHICLE (SOV) Private passenger vehicle carrying one occupant.
(Metro Code 3.07.1010(ooo)) (Metro Regional Framework Plan
definition)
***
TOWN CENTERS

Areas of mixed residential and commercial use that serve tens
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of thousands of people. Examples include the downtowns of
Forest Grove and Lake Oswego. (Metro Regional Framework
Plan) Town centers provide local shopping, employment and
cultural and recreational opportunities within a local market
area. They are designed to provide local retail and services, at
a minimum. They would also vary greatly in character.
Compact development and transit service should be provided in
town centers. An average of 40 persons per acre is
recommended. (Metro Code 3.07.170)
TOWNHOUSES

A dwelling unit, located on an individual lot, that shares one or
more common or abutting walls with one or more dwelling
units.Two or more attached single family dwelling units within
a structure having common side walls, front and rear yards,
andindividual entryways. (See Single Family Attached
Dwellings)

TRAFFIC CALMING

A traffic management program usually designed to address
safety and aesthetic issues related to automobile use in
residential areas, and which reduces the operating speed of motor
vehicles. Features include, landscaping, walkways, speed swales,
roadway narrowing and/or increasing the width of bicycle lanes
and sidewalks.
***
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Map 1. Proposed Comprehensive Plan Designations for Neighborhoods
Land Use Maps
MAP 1. Proposed Land Use Map in the City of Beaverton

Map Created: April 28, 2022
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Map 1. Proposed Comprehensive Plan Designations for Neighborhoods
Land Use Maps
MAP 2. Beaverton Existing Land Use Map in the City of Beaverton

Map Created: April 28, 2022
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MAP 3. Proposed New Residential Zones in the City of Beaverton

Map Created: April 28, 2022
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Beaverton Development Code

Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 10 - GENERAL PROVISIONS
Contents:

10.05. Title.
10.10. Purpose.
10.15. Compliance.
10.20. Interpretation and Application of Code Language.
10.25. Classification of Zoning Districts.
10.30. Zoning Map.
10.35. Interpretation of District Boundaries.
10.40. Annexation.
10.45. Relationship to Other Regulations and Restrictions.
10.50. Authorization for Similar Uses.
10.55. Fees.
10.60. Burden of Proof. [ORD 4224; August 2002]
10.63. Provide Orderly Development. [ORD 4542; June 2010]
10.65. Conditions of Approvals. [ORD 4224; August 2002]
10.70. Enforcement.
10.75. Administrative Rules.
10.80. Severability.
10.85. Repeal.
10.90. Saving Clause.
10.93. Hearings Officer.
10.95. Development Review Participants. [ORD 4224; August 2002]
10.100 Publication.

10.05. Title.
This Code shall be known and may be cited as the "Beaverton Development Code" and shall be referred to herein as "this
Code." [ORD 3226; October 1981] [ORD 4224; September 2002]
Beaverton HOP – Draft BDC Amendments
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***
Commentary: Section 20.05.10. Purpose
The residential zones are proposed to be revised as follows:
R1  Multi-Unit Residential (MR)
R2  Residential Mixed A (RMA)
R4 and R5  Residential Mixed B (RMB)
R7 and R10  Residential Mixed C (RMC)
This is reflected in the amended Zoning District table below.

10.25. Classification of Zoning Districts.
The City is divided into the following zoning districts, each of which shall include a suffix letter designator with its map
symbol to indicate its classification:

Classification of Zoning Districts
ZONING DISTRICT

ABBREVIATION

Residential District
Urban High Density (1,000)Multi-Unit Residential
Urban Medium Density (2,000)Residential Mixed A
Urban Medium Density (4,000)
Urban Standard Density (5,000)Residential Mixed B
Urban Standard Density (7,000)
Urban Low Density (10,000)Residential Mixed C
Commercial Districts [ORD 3352; January 1984]
Neighborhood Service Center
Community Service
Corridor Commercial
General Commercial
Industrial Districts
Office Industrial
Industrial
Multiple Use Districts
Regional Center—Mixed Use
Regional Center—Beaverton Central
Regional Center—Old Town
Regional Center—Downtown Transition
Regional Center—East
Office Industrial—Washington Square
Beaverton HOP – Draft BDC Amendments

R1MR
R2RMA
R4
R5RMB
R7
R10RMC
NS
CS
CC
GC
OI
IND
RC-MU
RC-BC
RC-OT
RC-DT
RC-E
OI-WS
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Classification of Zoning Districts
ZONING DISTRICT

ABBREVIATION
C-WS
TC-MU
TC-HDR
SC-MU
SC-HDR
SC-S
SC-E1 & 3

Commercial—Washington Square
Town Center—Multiple Use
Town Center—High Density Residential
Station Community—Multiple Use
Station Community—High Density Residential
Station Community—Sunset
Station Community—Employment Sub Area 1 & 3
Overlays
Historic Overlay

[ORD 4005; February 1998] [ORD 4058; September 1999] [ORD 4075; December 1999] [ORD 4224; August 2002] [ORD
4265; October 2003] [ORD 4542; June 2010] [ORD 4799; 01/08/2021]
Effective on: 1/8/2021
***

10.95. Development Review Participants. [ORD 4224; August 2002]
The following are the primary participants in the planning and development review decision making process in the City of
Beaverton. The roles of these participants are outlined in this Section and may be further defined by the City Council
through ordinance or resolution.
1.

2.

City Council.
A.
Membership. The City Council is composed of a mayor and six councilors nominated and elected from the city
at large to serve a four year term.
B.
Responsibility and Authority.
1. The City Council may, by ordinance or resolution, create or continue a Planning Commission or
Commissions which shall act as planning and development advisory body(s) to the Council and shall have
such other powers and authority as described in this Code or as may be specified by the Council through
resolution.
2. The City Council, may, by ordinance or resolution, create subcommittee(s) of the Planning Commission(s)
and delegate to such subcommittee(s) such powers and authority deemed necessary by the Council.
3. The City Council shall be the decision making authority on the following applications: Street Vacation, Text
Amendment, Quasi-Judicial Zone Change, Legislative Zone Change, Non-Discretionary Annexation Related
Zone Change, Discretionary Annexation Related Zone Change, appeals of Director's Interpretation, and
appeals of all Planning Commission decisions on Type 3 applications. [ORD 4532; April 2010]
C.
Meetings. The City Council shall hold a regular meeting every Tuesday of each week of each month. However,
a meeting need not be held if there are no items submitted for review by the Council or if the designated
meeting date falls on a holiday. [ORD 4584; June 2012]
Planning Commission.
A.
Membership.

Beaverton HOP – Draft BDC Amendments
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1.

B.

C.

There is hereby continued a Planning Commission which shall consist of seven (7) members appointed by
the Mayor and confirmed by the City Council for three year terms or until their respective successors are
appointed and qualified. Terms of office shall begin on the first day of the calendar year.
2. The Mayor, with approval of the Council, shall appoint one or more alternate members of the Commission.
The alternate member having seniority as an alternate shall assume the position of a regular member
immediately upon a vacancy in that position and for the remainder of the term of that position. Alternate
members shall attend all meetings of the Commission, shall be entitled to all information regularly
provided to members of the Commission and shall be subject to removal on the same terms and in the
same manner as a regular Commission member.
3. Upon the resignation, permanent disqualification, or removal of any member of the Planning Commission,
the Mayor, with Council consent, may appoint the senior most alternate to fill out the remainder of the
term. If an alternate is not available, the Mayor, with Council consent, may appoint a successor to fill out
the remainder of the term.
4. Planning Commissioners shall serve at the pleasure of the Mayor and may be removed without cause at
any time with the consent of the Council.
5. Members of the Planning Commission shall be residents of the City, except as provided by Section
10.95.2.A.6. below, and are not Council members or City employees. The membership of the Planning
Commission should consist of at least two (2) individuals actively engaged in architecture, landscape
architecture, design, engineering or in a construction related industry, or the graphic arts. No more than
two (2) members shall be engaged principally in the buying, selling, or developing of real estate. No more
than two (2) members shall be engaged in the same occupation. [ORD 4532; April 2010]
6. The Mayor, with approval of the Council, may appoint as a member of the Planning Commission an urban
design professional licensed by the State of Oregon. The residency requirement of Section 10.95.2.A.5.
above is not applicable to such an appointment. [ORD 4532; April 2010]
7. The Mayor, the City Attorney, and such other City personnel as the Council may from time to time
designate, shall be entitled to sit with the Commission and take part in its discussions, but they shall not
have the right to vote.
Responsibility and Authority.
1. The Planning Commission has all powers and duties that are now or may hereafter be granted to or
imposed on it by Charter, Code and City ordinances, State law and official policies promulgated by the City
Council.
2. The Planning Commission shall act on the behalf of the City on the following applications: Major
Adjustment, Major Modification of a Conditional Use, New Conditional Use, Planned Unit Development,
Design Review Three, Downtown Design Review Three, Flexible Setback for Individual Lot Without
Endorsement, Alteration of a Landmark, Demolition of a Landmark, , Tree Plan Three, Variance, Wireless
Facility Three, and appeals of some decisions of the Director. [ORD 4365; October 2005] [ORD 4532; April
2010] [ORD 4584; June 2012]The Planning Commission shall act on the behalf of the City where there are
multiple complete applications for a single property for which the decision making authority is a
combination of either the Director or Planning Commission. [ORD 4532; April 2010]
3. The Planning Commission shall advise the City Council on Text Amendment, Quasi-Judicial Zone Change,
Legislative Zone Change, and Discretionary Annexation Related Zone Change application(s). [ORD 4532;
April 2010]
4. The Planning Commission may appoint a subcommittee(s) of the Planning Commission to act upon such
matters as the Planning Commission may delegate or City Council may delegate through ordinance or
resolution.
Rules and Procedures.

Beaverton HOP – Draft BDC Amendments
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1.

3.

The Planning Commission shall hold a regular meeting every Wednesday of each week of each month.
However, a meeting need not be held if there are no applications submitted for review by the Commission
or if the designated meeting date falls on a holiday.
2. With the exception to continue an agenda item to a future meeting, the Planning Commission may
conduct business only when a quorum of the members is present. For purposes of interpreting the
provisions of these rules, every member of the Commission who is present shall be counted for the
purposes of constituting a quorum, even if the member does not vote on one or more matter before the
Commission.
3. The Planning Commission shall, at or before its first meeting in December each year, elect one of its
members to serve as Chairman and another to serve as Vice-Chairman which shall be effective as of the
following January 1.
4. Actions by the Planning Commission require a majority vote of those present and voting.
5. A tie vote on an action shall constitute a denial of the request. However, if the final vote on an application
is a tie, the applicant may request a continuance to a future public hearing. If such continuance is granted,
the matter shall be continued to a date, time, and location certain for another vote of the Commission. A
member not present at the earlier hearing may participate if the member indicates on the record that he
or she has reviewed the record of the earlier hearing. If a tie vote remains after the continued proceeding,
the action is deemed denied. If a tie vote of the Planning Commission occurs when the Commission is
reviewing an appeal of a Director’s decision, the original Director’s decision shall stand.
Facilities Review Committee.
A.
Membership. There is hereby continued a Facilities Review Committee whose members shall consist of persons
with the technical expertise in and responsibility for technical issues including, but not limited to land use,
transportation, utilities, police, and fire. The Director shall convene the Facilities Review Committee and the
Committee has the power to carry out the duties set forth in this Code. A representative from any unit of local
government or public agency with regulation jurisdiction concerning a project shall be entitled to participate
as an ex officio member of the Committee in committee meetings, make recommendations on any proposal,
or make written comments relevant to the review of a particular proposal.
B.
Powers and Duties. The Facilities Review Committee shall review and shall make the necessary
recommendations to the Director concerning technical aspects of the proposals based upon the technical
criteria listed in Section 40.03. of this Code for the following Type 2 and Type 3 land use applications: all
Conditional Use, Design Review Two, Design Review Three, Downtown Design Review Two, Downtown Design
Review Three, Downtown Design Review Two, Downtown Design Review Three, Single-Detached and Middle
Housing Design Review Two, Single-Detached and Middle Housing Design Review Three, applicable all Land
Divisions, Public Transportation Facility, and Street Vacation. The Facilities Review Committee shall review and
shall make recommendations to the Director based on the applicable approval criteria for all other Type 2 land
use applications. The Facilities Review Committee may review and may make recommendations to the Director
based on the applicable approval criteria for all other Type 3 and Type 4 land use applications. [ORD 4404;
October 2006]
C.
Meetings. The Facilities Review Committee shall hold a regular meeting every Wednesday of each week of each
month. However, a meeting need not be held if there are no applications submitted for review by the
Committee or if the designated meeting date falls on a holiday.
D.
Committee Recommendations. The conditions recommended by the Facilities Review Committee shall
represent a consensus of the Committee. Moreover, the conditions recommended by the Facilities Review
Committee are for the purpose of ensuring compliance with the technical criteria listed in Section 40.03. of this
Code for the following Type 2 and Type 3 land use applications: all Conditional Use, Design Review Two, Design
Review Three, Downtown Design Review Two, Downtown Design Review Three, Single-Detached and Middle
Housing Design Review Two, Single-Detached and Middle Housing Design Review Three, applicable all Land
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Divisions, Public Transportation Facility, and Street Vacation. The Planning Commission or City Council acting
as the decision making authority on an application(s) may change the conditions recommended by the
Committee only after requesting and receiving a written report from the Facilities Review Committee detailing
the technical aspects concerning the purpose and need for the recommended condition(s). [ORD 4404; October
2006] [ORD 4584; June 2012]
[ORD 4799, 01/08/2021; ORD 4809, 09/16/2021]
Effective on: 9/16/2021

***

Beaverton HOP – Draft BDC Amendments

4/29/2022

224 Page 6

Exhibit 4

Beaverton Development Code

Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 20 - LAND USES
Contents:

20.05. Residential Land Use Districts.
20.10. Commercial Land Use Districts
20.15. Employment/Industrial Land Use Districts
20.20. Multiple Use Land Use Districts
20.25. Density Calculationsand Bulk
20.30. Additional Height Limitations in RMB and RMC

20.05. Residential Land Use Districts.
20.05.05. Residential Areas.
The areas of the City that are designated as residential densities implement the policies of the City’s Comprehensive Plan
and are identified on the City’s Zoning Map. Full urban services are to be provided.
SixFour residential zones establish varied levels of residential densities and uses.
Commentary: Section 20.05.10. Purpose
State law requires that all of Beaverton’s lower-density zones allow all types of middle housing and meet
certain development standards for middle housing. As a result, the distinctions between the existing
residential zones would become quite narrow under the new rules; therefore, the six residential zones
are proposed to become four. The proposed amendments would revise the residential zones as follows:
R1  Multi-Unit Residential (MR)
R2  Residential Mixed A (RMA)
R4 and R5  Residential Mixed B (RMB)
R7 and R10  Residential Mixed C (RMC)
This is reflected in the amendments to Section 20.05.10. below. Also, the current land area per unit
standards are no longer applicable, due to the new proposed lot area standards for middle housing;
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therefore, they are proposed to be removed. The proposed purpose statements instead refer to the
relative density (e.g., highest units per acre) and the intended mix of housing types.

20.05.10. Purpose.
1.

R1 Residential Urban High Density District (1,000)MR Multi-Unit Residential
The R1MR District is intended to establish high density result in predominantly attached residential developments
with the highest units per acre of Beaverton’s residential zones. where a minimum land area of 1,000 square feet is
available for each dwelling unit. [ORD 4584; June 2012]

2.

R2 Residential Urban Medium Density District (2,000)RMA Residential Mixed A
The R2RMA District is intended to establish medium density residential developments allow a mix of housing types,
including detached and attached housing at the second-highest units per acre of Beaverton’s residential zones.
where a minimum land area of 2,000 square feet is available for each dwelling unit. [ORD 4584; June 2012]

3.

R4 Residential Urban Medium Density District (4,000)
The R4 District is intended to establish medium density residential developments where a minimum land area of
4,000 square feet is available for each dwelling unit. [ORD 4584; June 2012]

4.3. R5 Residential Urban Standard Density District (5,000)RMB Residential Mixed B
The R5 RMB District is intended to establish standard density residential developmentsallow a mix of housing types,
including detached and attached housing, at the third-highest units per acre of Beaverton’s residential zones. where
a minimum land area of 5,000 square feet is available for each dwelling unit. [ORD 4584; June 2012]
5.

R7 Residential Urban Standard Density District (7,000)
The R7 District is intended to establish standard density residential developments where a minimum land area of
7,000 square feet is available for each dwelling unit. [ORD 4584; June 2012]

6.4. R10 Residential Urban Low Density District (10,000)RMC Residential Mixed C
The R10 RMC District is intended to allow a mix of housing types, including detached and attached housing, at the
lowest units per acre of Beaverton’s residential zones. establish low density residential home sites where a minimum
land area of 10,000 square feet is available for each dwelling unit. [ORD 4584; June 2012]
Commentary: Section 20.05.15. Site Development Standards
Development standards need to be updated to comply with the state’s Administrative Rules for middle
housing (OAR 660-046) and to be consistent with the draft Preferred Approach.
- Minimum Lot Area and Minimum Residential Densities are specified in the Preferred Approach.
These are in compliance with the OAR, but go even further by allowing smaller lot sizes for middle
housing than what is required by state law. This is intended to allow most lots in Beaverton to
accommodate multiple housing types.
- Lot Width reduced to be consistent with proposed changes to minimum lot area.
- Lot Depth deleted because lot width and minimum lot area already provide standards for the size
and shape of lots. Deleting lot depth provides some more flexibility.
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-

-

-

Lot Averaging is currently permitted in the R5, R7, and R10 zones. Because minimum lot sizes are
proposed to be reduced in these zones (now RMB and RMC), lot area averaging is no longer
necessary. Therefore, Section 20.05.15.D is proposed to be deleted.
Minimum Setbacks are specified in the Preferred Approach and intended to promote flexibility for
housing development. Per the OAR, setbacks to cottage cluster dwellings must not exceed 10 feet
(as noted by proposed footnote 13). Setbacks to garages are allowed to exceed 10 feet.
New Floor Area Ratio (FAR) standards are proposed for single-detached dwellings, duplexes,
triplexes, and quadplexes (as specified in the Preferred Approach), as well as additional height
limitations (referred to as “Context Angles” in the Preferred Approach) in the RMB and RMC zones.
FAR standards and additional height limitations can help new development respond to the scale and
form of existing neighborhoods.

20.05.15. Site Development Standards
Site Development Standards support implementing development consistent with the corresponding zoning district. All
superscript notations refer to applicable regulations or clarifications as noted in footnotes below. [ORD 4697; December
2016]

20.05.15 Residential Site Development Standards
Superscript Refers to Footnotes

R1MR
1,000/
unit

R2RMA
2,000/
unit

N/A

1,500
3,000
1,100
7,000

3,000
4,000
1,300
7,000

5,000
5,000
1,500
7,000

CB. Minimum and Maximum Residential Density

Refer to
Sections
20.25.05
. and
20.25.15
.B.

N/A

N/A

N/A

D. Minimum Residential Density (units per acre)

Refer to
Section
20.25.05

17

10

7

14

14

20

20

a. Interior

14

14

b. Corner

None

None

A. Minimum Land Area1 (square feet)
B. Minimum Lot Area2 18 (square feet)
Single-Detached and Duplex
Triplex and Quadplex
Townhouse
Cottage Cluster

ED. LMinimum Lot DimensionsWidth1611 12 18

R4
4,000

R5RMB
N/A
5,000

R7
7,000

R10RMC
N/A
10,000

1. Minimum Width
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20.05.15 Residential Site Development Standards
Superscript Refers to Footnotes
R1MR
D. Minimum Land Area (square feet) for Land Divisions
N/A18
Utilizing Lot Averaging on Sites Less than Two Acres3 16
E. Lot Dimensions for Land Divisions Less than Two acres 16 21
1. Minimum Width
a. Interior
N/A
b. Corner
N/A
2. Minimum Depth
a. Interior
N/A
b. Corner
N/A
4
16
18
20
F. Minimum Yard Setbacks
1. Front
10
2. Side
3. Rear
4. Garage74
5. Garage Door to Rear96
6. Minimum Between Buildings107
G. Reduced Yard Setbacks11 16
1. Front
2. Rear
3. Side
4. Garage
GH. Building Height
1. Maximum14
H. Maximum Floor Area Ratio (FAR)16 17 18 19
1. Single-Detached Dwelling
2. Duplex
3. Triplex and Quadplex
4. Townhouse
5. Cottage Cluster
I. Maximum Height
1. WCF138
2. Equipment Shelters149
3. Roof Mounted Antennas

0, 3 or 5
3

15
5 or
18.585
2422
6
N/A17
N/A17
512
N/A17
60

R2RMA

R4

R5RMB

R7

R10RMC

N/A18

N/A18

4,500

6,300

9,000

N/A
N/A

N/A
N/A

0
0

65
70

75
85

N/A
N/A

N/A
N/A

0
0

90
80

110
100

17

2510

5

0, 3 or 53

25

251513

20

2018.5

24
6

224
6

10
5
5
20

10
5
5
20

10

10
1510
0, 3 or 5 0 or 5
0, 3 or 53
53
10 or 56
15
15
201513
5 or
20
2018.5
18.585
224
24
224
6
6
6
N/A17
N/A17
512
N/A17

10
5
5
20

10
5
5
20

40
35
3515
35
Refer to Sections 20.25.10. and 20.25.15.
N/A
1.40
0.80
N/A
1.60
0.90
N/A
1.60
1.20
N/A
N/A
N/A
N/A
N/A
N/A
Wireless Communication Facilities

3515
0.60
0.65
0.90
N/A
N/A

80
80
80
80
80
80
12
12
12
12
12
12
Shall not extend above maximum height of underlying zone
or increase the height of any building which is
nonconforming due to height.

J. Yard Setbacks1510
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20.05.15 Residential Site Development Standards
Superscript Refers to Footnotes
1. Requirements
2. Other

R1MR
R2RMA
R4
R5RMB
R7
R10RMC
Shall comply with underlying zoning district requirements
Refer to 60.70.35.14.A and B

All Dimensions are in Feet.
1. For Detached, mMinimum land area per dwelling unit in the MR R5, R7, and R10 zones and for only multi-dwellings in the RMA zone. For
Attached and Detached, minimum parent parcel of land area per dwelling unit in the R1, R2, and R4 zones. [ORD 4584; June 2012]
2. 24 foot lot width is required for attached dwellings, 40 feet for detached dwellings.Minimum land area per lot in the RMA, RMB, and
RMC zones; except, minimum land area per dwelling applies to multi-dwellings in the RMA zone. Minimum lot area standards apply to
land divisions (except middle housing land divisions). For middle housing, the standards also determine the minimum lot size needed for
each middle housing type to be built on an existing lot.
3. Minimum lot area in conjunction with a land division application where the resulting average lot size within the land division is no less
than the minimum lot size of the zone. Refer to Section 40.45.
4. R4 lots that abut property zoned R5, R7, or R10 shall provide the abutting district setbacks for any setback, which abuts that district.
5.3.
Side setbacks are 5 feet except when a different dimension is described in this footnote. For townhouses, the minimum side
setback is zero for the attached side of the townhouse and 5 feet for sides that are not attached. For land divisions, except for townhouses
or Middle Housing Land Divisions, the perimeter side setbacks are 5 feet, but side setbacks internal to the land division may be reduced
to 3 feet with a total of 6 feet between buildings. In no case shall a building encroach into a Public Utility Easement (PUE). If dwellings
are attached 0 side yard. Side which is not attached 5 feet. If abutting lower density residential zone 10 feet.
6. If dwellings are detached, 5 feet. If dwellings are attached, 0 feet with 10 feet for sides not attached. [ORD 4584; June 2012]
7.4.
Carports shall meet the same yard setbacks as the dwelling. Garage setbacks shall be measured from the elevation containing
the garage door and vehicle entrance of carports to the property line. For all other garage elevations, the building setback applies.
8.5.

Either no greater than 5 feet or a minimum of 18.5 feet.

9.6.
Measured from garage door elevation to opposite side of the alley right-of-way, common accessway, common driveway, or
access easement line.
10.7.

Minimum spacing between buildings on the same parcel lot or in the same development.

11. Upon approval of Flexible Setback 40.30 application.
12. Allowed except where abutting a lower density zone where standard setback is applied.
13.8.

Inclusive of antenna.

14.9.

At-grade equipment shelters.

15.10.

Applicable to all WCF towers, antenna arrays, and ground and/or roof-mounted equipment shelters

16.11.
In the South Cooper Mountain Community Plan Area Lot Dimensions and Yard Setbacks for proposed Compact Detached
Housing shall comply with the standards and/or Guidelines in Section 60.05.(Design Review) and Section 60.35 (Planned Unit
Development). [ORD 4654; March 2015][Footnote repealed and reserved.]
17.12.
Not eligible for Flexible Setback application. Any reduction shall be subject to Adjustment or Variance application process.
Corner lots may need to provide a greater minimum lot width to accommodate the sight clearance areas specified in the Engineering
Design Manual,
Not eligible for Lot Averaging in a Land Division. Any reduction shall be subject to Adjustment or Variance Application. [ORD 4697;
December 2016]
13. The minimum rear setback to cottage cluster dwellings is 10 feet.
14. Maximum building height for all structures in a cottage cluster development is 25 feet.
15. Also subject to additional height limitations in Section 20.30.
16. Additional FAR may be available if existing trees are preserved, per Section 60.05.60.1.S4.c.2. If footnote 16 and 17 apply to a site, then
the combined additional FAR from both scenarios shall not exceed 600 square feet. Does not apply to cottage clusters since they are not
subject to FAR standards.
17. Single-detached, duplex, triplex, or quadplex structures in existence as of [ordinance adoption date] that exceed the applicable maximum
FAR standard are allowed to expand up to 500 square feet in floor area above the maximum FAR permitted in the zone. If such existing
structures are unintentionally destroyed, they may be rebuilt to exceed the maximum FAR by 500 square feet. If footnote 16 and 17
apply to a site, then the combined additional FAR from both scenarios shall not exceed 600 square feet.
18. If a duplex, triplex, quadplex, or cottage cluster has been divided by a middle housing land division, the development standards that are
applicable to the lot shall apply to the middle housing parent lot, not to the middle housing child lots.
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20.05.15 Residential Site Development Standards
Superscript Refers to Footnotes

R1MR

R2RMA

R4

R5RMB

R7

R10RMC

19. Accessory dwelling units added to an existing single-detached dwelling as of [ordinance adoption date] are excluded from the maximum
FAR limitations.
18.20.
In RMA, RMB and RMC, setbacks are measured from a building façade to a lot line or nearest edge of shared access, whichever
is closest to the building.

[ORD 4804, 08/13/2021]
Effective on: 8/13/2021

Commentary: Section 20.05.20. Land Uses
The proposed amendments to the Land Uses table are needed to permit all middle housing types in the
RMA, RMB, and RMC zones. Per the City’s Preferred Approach, single-detached dwellings (except
existing dwellings) will no longer be permitted in MR (current R1). This means that the MR zone will not
be subject to the requirements of HB 2001. The use permissions for other housing types in MR are
proposed to remain consistent with today’s code—i.e., where “attached dwellings” are currently
permitted in R1, attached duplexes, triplexes, quadplexes, and townhouses, and multi-dwellings will
continue to be permitted. Cottage clusters and detached configurations of duplexes, triplexes, and
quadplexes will not be permitted in MR. However, the City might consider further analysis on this issue
in the future.

20.05.20. Land Uses
The following Land Uses are classified in the following three categories: Permitted (P) including their accessory uses and
structures, Conditional Uses (C), or Prohibited (N) uses as identified in the table below for Residential Zoning Districts.

Table 20.05.20.A
Residential - Category and Specific Use
Residential
1. Care

2.
Dwellings17

A. Care Facilities
A. Accessory Dwelling Units
B. Attached1
BC. Single-Detached Dwelling12
C. Duplex
D. Triplex and Quadplex
E. Townhouse
F. Cottage Cluster
G. Multi-Dwelling
HD. Home Occupation
IE. Manufactured and Mobile
Homes3
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
11
R1MR R2RMA11
R411
R5RMB11
R711
R10RMC
P
P
P
PN1
P8
P8
P
N
P
P

P
P
P
P
P
P
P
P
P
P

P
P
P
P

N

P4
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P
P
N
P

P

P
P
N C2
P
P
P
P
P
N
P

P

P
P
N
P
P
P
P
P
N
P

P

P

P

P
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Table 20.05.20.A
Residential - Category and Specific Use
JF. Manufactured and Mobile
Homes Parks and Subdivisions
KG. Planned Unit Development
LH. Home Testing of Consumer
Electronic Products(13)

P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
11
R1MR R2RMA11
R411
R5RMB11
R711
R10RMC
N

CP

C

P

N

N

C

C

C

C

C

C

P

P

P

P

P

P

C
C
C
C
C5
C
C
C
C

C
C
C
C
C5
C
C
C
C

C
C
C
C
C5
C
C
C
C

C
C
C
C
NC5
C
C
N9
C

C
C
C
C
N
C
C
N
C

C
C
C
C
N
C
C
N
C

N

N

N

N

N

N

C
C
N
C

C
C
N
C

C
C
N
C

C
C
N
C

C
C
N
C

C
C
N
C

P7

N

N

N

N

N

C

C

C

C

C

C

P

P

P

P

P

P

C

C

C

C

C

C

C

C

C

C

C

C

C
C
P

C
C
P

C
C
P

C
C
P

C
C
P

C
C
P

C

C

C

C

C

C

Commercial
A. Hospitals
B. Medical Clinics
3. Care
C. Child Care Facilities
D. Residential Care Facilities
4. Lodging
A. Temporary Living Quarters
A. Major
5. Animal
(14)
Care
B. Minor
A. Self-Storage Facilities
6. Storage
B. Storage Yards6
7. Marijuana Dispensary, Retail Marijuana Sales,
Wholesale Marijuana Sales, Marijuana Processing
Civic (15)
8. Cemetery
A. Educational Institutions
9. Education
B. Commercial Schools
10. Places of Worship
A. Non-Profit Public Services in
Public Buildings
B. Public Buildings
11. Public
C. Public Sewer and Water and
Buildings and Utility Transmission Lines
Uses
D. Public Sewer, Water Supply,
Water Conservation and Flood
Control Facilities other than
Transmission Lines
A. Public Parks, Parkways,
Playgrounds, and Related Facilities
12.
B. Public Dog Parks or Dog Runs
Recreation
C. Public Recreational Facilities
D. Community Gardens
A. Utility Substations and Related
13. Utilities Facilities other than Transmission
Lines
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Table 20.05.20.A
Residential - Category and Specific Use

P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
11
R1MR R2RMA11
R411
R5RMB11
R711
R10RMC

14. Vehicle Camping (16)
15. Wireless Communications Facilities

P
P

P
P

P
P

P
P

P
P

P
P

1.Existing duplexes as of June 17, 2010 in the R10, R7, and R5 zones are Permitted uses. Existing single-detached dwellings as of
[ordinance adoption date] and their accessory uses are Permitted uses in the MR zone and can be expanded or can be rebuilt if
destroyed. New single-detached dwellings are Prohibited.
2.Duplexes are Conditional Uses, other attached dwellings are Prohibited.[Footnote repealed and reserved.]
3.The placement of a manufactured home is subject to the design and placement criteria found in Section 60.20.20.
4.Manufactured Homes and Mobile Homes are Permitted in approved Manufactured Home Subdivisions and Parks.[Footnote
repealed and reserved.]
5.Limited to uses of Boarding, Rooming, and Lodging House.
6.Storage yards for recreational vehicles, boats, and trailers owned by residents in a residential development or planned unit
development.
7.Only when abutting or directly across the street from Regional Center zones.
8. In the MR zone, all units of a duplex, triplex, or quadplex must be attached.
9. Existing self-storage facilities as of [ordinance adoption date] are Conditional uses in the RMB zone. New self-storage facilities
are Prohibited.
10.[Footnote repealed and reserved.]
11.A Conditional Use Permit-Planned Unit Development pursuant to 40.15.15.4 shall be required for residential development of
a site equal to or greater than 10 acres and located within the boundary of the South Cooper Mountain Community Plan Area.
[ORD 4654; March 2015][Footnote repealed and reserved.]
12.Compact Detached Dwellings on lots fronting common greens, shared courts, or public streets may be permitted on sites
that are two acres or greater in size through the Conditional Use-Planned Unit Development process. [ORD 4654; March 2015]
13.Home Testing of Consumer Electronic Products uses shall:
a. be limited to the hours of 7:00 AM and 7:00 PM, Monday through Saturday, in which technicians are allowed to
occupy the residence;
b. have at least two off-street parking spaces for technicians, so no on-street parking would occur with the use;
c. be limited to two vehicles on-site at any one time;
d. have a 24-hour on-site security system;
e. have a contract for landscape and maintenance services to ensure that the home testing properties are well
maintained for the neighborhood;
f. be limited to no more than three home testing dwelling units within a quarter mile radius at any time;
g. be limited to detached, single-family detached dwelling units; and
h. comply with the noise and odor limits contained in the City Code. [ORD 4786; July 2020]
14.Animal Care uses provided as a private amenity to residents in multi-dwellings family developments or on a common area
serving multiple households. [ORD 4782, April 2020]
15.Public Art shall be permitted pursuant to Section 60.50.25.13. [ORD 4782, April 2020]
16.Vehicle Camping may occur only where allowed through a program established by Council resolution and administered by
the Mayor. The use is subject to the special requirements found in Section 60.50.25.14. Vehicle Camping uses do not require
Conditional Use for extended hours of operation. [ORD 4779; March 2020]
17. Residential developments in the SCMCP area shall provide a variety of housing types consistent with the permitted and
conditional uses of the applicable zone(s). The variety of housing shall be provided for sites:
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Table 20.05.20.A
Residential - Category and Specific Use

P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
11
R1MR R2RMA11
R411
R5RMB11
R711
R10RMC

a.

Up to 15-acres (gross), a minimum of one (1) housing type;

b.

Greater than 15-acres and up to 30-acres (gross), a minimum of two (2) housing types;

c.

Greater than 30-acres (gross), a minimum of three (3) housing types

a.d. For bullets a-c above, a minimum of 10 percent of each housing type shall be provided.

[ORD 4779; March 2020] [ORD 4782; April 2020] [ORD 4786; July 2020] [ORD 4804, 08/13/2021]
Effective on: 8/13/2021

20.10. Commercial Land Use Districts.
20.10.05. Corridor and Main Street Areas.
These areas of the City implement the Corridor and Main Street policies of the City’s Comprehensive Plan and are
identified on the City’s Zoning Map. Full urban services are to be provided.
Four commercial zones establish varied levels of commercial uses and residential densities.

20.10.10. Purpose
1.

Neighborhood Service (NS)
The NS District is intended to provide minimal areas of service and convenience uses to meet the frequent needs of
nearby residents.

2.

Community Service (CS)
The CS District is intended to provide for a variety of business types compatible with and of similar scale to
commercial activities found principally along the City’s major streets.

3.

Corridor Commercial (CC)
The CC District is intended to provide Corridors to develop into multiple use employment and service centers.

4.

General Commercial (GC)
The GC District is intended to provide businesses requiring extensive land intensive outdoor storage and/or display
of merchandise, equipment, or inventory.
Commentary: Section 20.10.15. Site Development Standards
The City’s Preferred Approach indicates that single-detached dwellings (except existing dwellings) will no
longer be permitted uses in Commercial Zones. Therefore, the development standards specific to
“detached” dwellings are proposed to be removed. All other site development standards associated
with other allowed housing types are proposed to remain the same.

20.10.15. Site Development Standards
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Site Development Standards support implementing development consistent with the corresponding zoning district. All
superscript notations refer to applicable regulations or clarifications as noted in footnotes below. [ORD 4584; June 2012]
[ORD 4782; April 2020]

20.10.15 Commercial Site Development Standards
Superscript Numbers Refer to Footnote
NS
CS
CC
GC
A. Minimum Parcel Area -– Non-Residential
7,000
7,000
None
7,000
1
B. Minimum Land Area -– Residential
Refer to Section 20.25.05.
1. Attached
1,000 / unit
1,000 / unit
1,000 / unit
1,000 / unit
2. Detached
4,000 / unit
4,000 / unit
4,000 / unit
4,000 / unit
C. Lot Dimensions
1. Minimum Width
70
70
None
70
2. Minimum Depth
100
100
None
100
D. Minimum Yard Setbacks
1. Front2
None
None
None
None
2,3
2. Side
a. Abutting lot
10
10
None
10
b. Abutting Street
None
None
None
None
(public or private)
3. Rear4
20
20
None
20
E. Minimum Open Air Display Setbacks5
1. Front
20
20
None
20
F. Building Height
1. Maximum6
35
60
60
60
Wireless Communication Facilities
G. Maximum Height
1. WCF7
80
80
80
80
8
2. Equipment Shelters
12
12
12
12
Shall not extend above maximum height of underlying zone or increase
3. Roof Mounted Antennas
the height of any building which is nonconforming due to height.
H. Yard Setbacks9
1. Requirements
Shall comply with underlying zoning district requirements
2. Other
Refer to 60.70.35.14.A and B
All Dimensions are in Feet.
1. For Attached, mMinimum parent parcel of land area per dwelling unit.; For Detached, minimum land area per dwelling unit.
2. Maximum front and side yard setback applies to buildings in commercial zones located on parcels that exceed 60,000 square feet
pursuant to Section 60.05.15.6. Any deviation from that standard shall be reviewed through the Design Review Three application process
and the corresponding Design Review Design Guideline.
3. For buildings in commercial zones not abutting a residential use in a residential zone, minimum setback does not apply. Under the
thresholds outlined in Section 40.30., application may be made for zero side yard setbacks on parcels abutting residential use in a
residential zone.
4. Rear yard setback is applicable to only the portion of the rear yard which abuts a residential zone; otherwise the minimum rear yard
setback is 0 feet.
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20.10.15 Commercial Site Development Standards
Superscript Numbers Refer to Footnote

NS

CS

CC

GC

5. Where permitted, open air sales / display / storage of merchandise shall be setback at least 20 feet from the front property line. The area
shall be designated and subject to Decision Maker approval.
6. Maximum building height of a building or a portion of a building within 50 feet of a residentially zoned property, measured from the
residential property line, is 35 feet or the maximum height permitted in the residential district, whichever is greater.
7. Inclusive of antenna.
8. At-grade equipment shelters.
9. Applicable to all WCF towers, antenna arrays, and ground and/or roof-mounted equipment shelters.

[ORD 4804, 08/13/2021]
Effective on: 8/13/2021

Commentary: Section 20.10.20. Land Uses
To be consistent across zones, the proposed amendments to the Commercial Land Use table replace the
attached/detached dwelling categories with separate rows for each housing type. As noted above, the
City’s Preferred Approach is to remove single-detached dwellings (except existing dwellings) as
permitted uses. For all other housing types, the current use permissions will remain consistent with
today’s code. Where “attached dwellings” are currently permitted in Commercial Zones, duplex, triplex,
quadplex, townhouse, and multi-dwellings are added as Permitted uses.
Detached plexes and cottage clusters will not be permitted in Commercial Zones; however, staff might
consider further analysis on this issue in the future.

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

Table 20.10.20.A
Commercial - Category and Specific Use
Residential
Additional Requirements by Districts
[ORD 4782; April 2020]
1. Care
A. Care Facilities
A. Accessory Dwelling Units
B. Attached
BC. Single-Detached Dwelling10
2.
C. Duplex11
Dwellings19
D. Triplex and Quadplex11
E. Townhouse
F. Cottage Cluster
Beaverton HOP – Draft BDC Amendments

P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
NS
CS
CC
GC
See 20.10.30

See 20.10.35

See 20.10.40

P
P
C1
C 1N
C1
C1
C1
N

P
P
P
PN
P
P
P
N

P
P
P
PN
P
P
P
N
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
NS
CS
CC
GC

Table 20.10.20.A
Commercial - Category and Specific Use
G. Multi-Dwelling
HD. Home Occupation
IE. Manufactured and Mobile Homes
JF. Manufactured / Mobile Homes Parks
and Subdivisions
KG. Planned Unit Development

C1
P
N

P
P
N

P
P
N

P
P
N

N

N

N

N

C

C

C

C

C
P
C
C
C
C
P
P
P
P2
N
P
C
N
N
P
N
N
N
C
C
C
N
N
P
P15

C
P
C
C
P
C
P
P
P
P
N
P
P C7
P
P
P
N
N
C
C
P
P
N
C
P
P

C
P
C
C
P
C
P
P
P
P
C
P
P
P
P
P
C
C
P
N
C
C
N
C
P
P

C
P
C
C
P
C
P
P
P
P
P
P
P
P
P
P
P
P
P
C
P
P
P
P
P
P

N
C
P
C

N
P
P
P C7

N
P
P
P

N
P
P
P

Commercial
A. Animal Care, Major
B. Animal Care, Minor
A. Hospitals
B. Medical Clinics
4. Care
C. Child Care Facilities
D. Residential Care Facilities
5. Eating and Drinking Establishment
6. Financial Institutions
7. Live / Work Uses
8. Office
9. Parking as the Principal Use
10. Retail Trade3
11. Meeting Facilities
12. Marijuana Dispensary13
13. Retail Marijuana Sales16
14. Service Business / Professional Services
A. Self-Storage Facilities
15. Storage
B. Storage Yards
16. Temporary Living Quarters
A. Automotive Service, Major
B. Automotive Service, Minor
17. Vehicles C. Bulk Fuel Dealerships
D. Sales or Lease
E. Rental
18. Drive-Up Window Facilities
19. Food Cart Pods14
Civic(17)
20. Cemetery
A. Commercial Schools
21.
Education
B. Educational Institutions
22. Places of Worship
3. Animal
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
NS
CS
CC
GC

Table 20.10.20.A
Commercial - Category and Specific Use
23. Public Buildings, Services and Uses
A. Public Parks, Parkways, Playgrounds,
Playgrounds, and Related Facilities
24.
Recreation
B. Public Dog Parks or Dog Runs
C. Recreational Facilities
25. Social Organizations
26. Transit Centers
A. Utility Substations and Related
27. Utilities Facilities other than Transmission Lines
B. Transmission Lines
28. Vehicle Camping (18)
29. Wireless Communications Facilities
Hours of Operation
30. Uses Operating between
10:00 pm and 7:00 am5 13 16

C

C

C

C

P

P

P

P

C
P
C
N

C
P
P C7
C

C
P
P
C

C
P
P
N

C

C

C

C

P
P
P

P
P
P

P
P
P

P
P
P

P C6

P C6 7

P

P C8

The following Use Restrictions refer to superscripts found in Section 20.10.20.
1. Detached or Attached Dwellings; oOnly 50% of the contiguous area within any NS zone may be developed residentially.
2. No freestanding office structure or group of office structures shall exceed a combined total of 15,000 square feet.
3. No sales or outdoor storage of animals or livestock are allowed with this use.
4. [Repealed ORD 4673; February 2016]
5. Applicable to all uses, excluding marijuana dispensaries and retail marijuana sales. [ORD 4648; Nov, 2014] [ORD 4674;
February 2016]
6. Office uses do not require a Conditional Use for extended hours of operation.
7. If property is greater than 500 feet from an existing Residential use in a Residential zone the use is Permitted. If
property is within 500 feet from an existing Residential use in a Residential zone the use requires Conditional Use
approval.
8. Conditional Use required when abutting a Residential Zone.
9. On a location containing an existing tower supporting one carrier and shall be consistent with other approvals.
10. Existing single-detached dwellings as of [ordinance adoption date] and their accessory uses are Permitted uses and
can be rebuilt if destroyed. Building additions of up to 500 square feet of an existing single-detached dwelling are
Permitted. New single-detached dwellings are Prohibited.
11. All units of a duplex, triplex, or quadplex must be attached.
12. [Footnote repealed and reserved.]
13. Marijuana dispensary shall:
a. be subject to the provisions of ORS 475B.858; and
b. be allowed to operate only between the hours of 7:00 AM and 10:00 PM. Hours of operation may not be
extended through the Conditional Use process as identified in this Code.
[ORD 4648; Nov 2014] [ORD 4697; December 2016][ORD 4782, April 2020]
14. Food Cart Pods are exempt from the Site Development Standards of 20.10.10 but are subject to the standards of 60.11
of the Development Code. [ORD 4662; Sept 2015]
15. Permitted only when abutting a Collector or higher street classification. [ORD 4662; Sept 2015]
16. Retail Marijuana Sales shall:
a. be subject to the provisions of ORS 475B. 109-119 and OAR Chapter 845, division 25;
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
NS
CS
CC
GC

Table 20.10.20.A
Commercial - Category and Specific Use

b. be located 1,000 feet from any existing Marijuana Dispensary or Retail Marijuana Sales use, except for
instances of colocation within the same premises of Marijuana Dispensary and Retail Marijuana Sales uses
when such colocation is permitted by state law; and
c. be allowed to operate only between the hours of 7:00 AM and 10:00 PM. Hours of operation may not be
extended through the Conditional Use process as identified in this Code.
[ORD 4674; February 2016] [ORD 4782, April 2020]
17. Public Art shall be permitted pursuant to Section 60.50.25.13. [ORD 4782, April 2020]
18. Vehicle Camping may occur only where allowed through a program established by Council resolution and administered
by the Mayor. The use is subject to the special requirements found in Section 60.50.25.14. [ORD 4779; March 2020]
19. Residential developments in the SCMCP area (Figure X) shall provide a variety of housing types consistent with the
permitted and conditional uses of the applicable zone(s). The variety of housing shall be provided for sites:
a. Up to 15-acres (gross), a minimum of one (1) housing type;
b. Greater than 15-acres and up to 30-acres (gross), a minimum of two (2) housing types;
a.c. Greater than 30-acres (gross), a minimum of three (3) housing types

***

20.20. Multiple Use Land Use Districts
20.20.05. Multiple Use Areas.
The areas of the City that are designated as Multiple Use implement the policies of the City’s Comprehensive Plan and are
identified on the City’s Zoning Map. Full urban services are to be provided.
Multiple Use zoning districts establish varied levels of residential and commercial uses, supporting transit and pedestrian
oriented development with minimum density and intensity requirements. Multiple Use areas include: the Downtown
Beaverton and Washington Square Regional Centers, Town Centers, and Station Communities.
Downtown Design District zoning districts are in CHAPTER
70
DOWNTOWN
DESIGN
DISTRICT. They are Regional Center – Beaverton Central, Regional Center – Old Town, Regional Center – Mixed Use,
and Regional Center – Downtown Transit.
[ORD 4799, 01/08/2021]
Effective on: 1/8/2021

20.20.10. Purpose.
1.
2.

Multiple Use zoning districts associated purpose statements for the Downtown Design District are in CHAPTER 70.
RC-E Downtown Regional Center—East District
The RC-E District adjacent to Highway 217 and located generally more than a quarter-mile from the nearest light rail
station, is intended to support existing and future businesses and accommodate automobile oriented uses and lower
intensity uses which are inappropriate in either the RC-TO or RC-OT Districts while still maintaining pedestrian
linkages to the transit stations and transit-served land uses.

3.

OI-WS Washington Square Regional Center—Office Industrial District
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The OI-WS District is intended to provide areas for combining light manufacturing, research and development,
business support service, office and supportive retail, distribution, and other accessory uses, and in an “employment
activity center” concept. Additionally the District is intended to encourage compact, mixed employment uses that
are transit supportive and pedestrian oriented in areas within approximately one-half mile of a commuter rail transit
station.
4.

C-WS Washington Square Regional Center--Commercial District
The C-WS District is intended to provide an area for businesses that require automobile accessibility while
encouraging mixed use development that is transit supportive and pedestrian oriented in areas within approximately
one-half mile of a commuter rail transit station.

5.

TC-MU Town Center—Multiple Use District
The TC-MU District primarily permits office, retail, and service uses. Also Permitted are multiple use developments
and residential development with a minimum density requirement. Industrial uses are limited to light manufacturing
uses.

6.

TC-HDR Town Center—High Density Residential District
Areas designated TC-HDR are high-density residential neighborhoods with a minimum of 24 dwelling units per net
acre. Other uses include commercial uses and neighborhood parks. Small free-standing office and limited retail uses
are allowed within multiple use developments.

7.

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.

8.

SC-HDR Station Community--High Density Residential District
The SC-HDR District is generally located within one-half mile of light rail station platforms. Primary Permitted uses
are for high density residential neighborhoods with minimum density requirements depending on proximity to a
station platform and no maximum residential density. Other uses include commercial uses and parks that do not rely
upon vehicular traffic access. Office and retail uses are only allowed within multiple use developments along with
other restrictions.

9.

SC-S Station Community—Sunset District
The SC-S District is generally located within one-half mile of the Sunset Transit Center Station and is intended to
implement the land use goals of the Peterkort Station Area Plan. A variety of residential and commercial densities
and intensities are required.

10. SC-E1 Station Community—Employment Sub Areas 1 District
11. SC-E3 Station Community—Employment Sub Area 3 District
The SC-E1 and SC-E3 Districts are intended to direct and encourage development that is transit supportive and
pedestrian oriented in areas within approximately one-half mile of light rail transit stations. The purposes of the
regulations that follow are to stimulate development that:
Areas zoned SC-E are characterized by a mix of light industrial, institutional, and office uses with an overall
expectation for development to achieve a district-wide intensity of 40 employees per acre.
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The sub areas are located so that the most intense development will occur adjacent to a light rail station or along a
Major Pedestrian Route and is generally located within one-half mile of a light rail station. Sub-Area 3 generally
applies to land that is not adjacent to a LRT station and is currently developed with uses that are generally industrial,
institutional, or are currently low intensity campus industrial park in character which could have redevelopment
potential.
A.
B.
C.

generates sufficient intensity (number of employees or transit users) to be supportive of transit services
available in the area;
contains a complementary mix of land uses; and
provides for limited industrial activities that could be incompatible if located in other Station Community zoning
districts.

[ORD 4799, 01/08/2021]
Effective on: 1/8/2021

***
Commentary: Section 20.10.20. Land Uses
Similar to Commercial Zones, the City’s Preferred Approach for Multiple Use zones is to no longer permit
single-detached dwellings (except existing dwellings). For all other housing types, the current use
permissions will remain consistent with today’s code. Despite the reclassification of housing from
attached vs. detached to specific housing types, any number of dwelling units on upper floors above
ground-floor non-residential uses will continue to be permitted where such mixed-use development is
permitted today. This is clarified in the footnotes below Table 20.20.20.A.

20.20.20. Land Uses
The following Land Uses are Permitted (P), allowed with a Conditional Use (C) approval, or Prohibited (N) as identified in
the following table for the Multiple Use zoning districts.
[ORD 4576; January 2012] [ORD 4578; March 2012] [ORD 4706; May 2017] [ORD 4779; March 2020] [ORD 4782; April
2020]

Table 20.20.20.A
Multiple Use - Category and
Specific Use

P=Permitted C=Conditional N=Prohibited
Superscript Refers to Use Restrictions
CTCTCSCSCSCSC-E1 SC-E3
WS
MU
HDR
MU
HDR
S

RCE

OIWS

P C1

P2

P3

P

P

P4

P4

P66

N

N

PN6

N

N

PN6

PN6

PN6

PN6

N

N5

N5

P C1

N

P

P

N4

N4

P66

N

N

P

N

N
N

P

P

P

P

P66

N

N

P

N

N

P

P

P4

P4

P66

N

N

Residential
A. Attached
AB. SingleDetached
1. Dwellings Dwelling
70
C. Duplex
D. Triplex and
Quadplex
E. Townhouse
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Table 20.20.20.A
Multiple Use - Category and
Specific Use
F. Cottage Cluster
G. Multi-Dwelling
C. Home
Occupation
D. Planned Unit
Development
2. Wireless Communications
Facilities
Commercial
A. Animal Care,
Major
3. Animal
B. Animal Care,
Minor
A. Hospitals
B. Medical Clinics
C. Child Care
4. Care
Facilities
D. Residential
Care Facilities
5. Commercial Amusement
6. Drive-Up Window Facilities14
7. Eating and Drinking
Establishments
8. Financial Institutions
9. Live / Work Uses
10. Meeting Facilities
11. Office
12. Parking as the Principal Use
13. Rental Business
14. Rental of Equipment Only
15. Retail

A. Retail Trade

16. Service Business /
Professional Services
17. Marijuana Dispensaries
18. Retail and Wholesale
Marijuana Sales
19. Storage A. Self-Storage

P=Permitted C=Conditional N=Prohibited
Superscript Refers to Use Restrictions
CTCTCSCSCSCSC-E1 SC-E3
WS
MU
HDR
MU
HDR
S

RCE

OIWS

N
P44

N
P2

N
P3

N
P44

N
P44

N
P44

N
P44

P

P

P

P

P

P

P

C

C

C

C

C

C

P

P

P

P

P

N

N

N

N

P

P

P

P
P

P
P

P

N
N

N
N

P

N

N

C

C66

C

C

P

P

P

P

P

N

N

N

N

N

N

P

P

P

P

P

P

P

C
P

C
P7

N
P8

P
P

C
P8

P
P

N
P9 10

N
P9 10

P

P

P

P

P

P

P

P9

P9

P

P

P

P

P

P

P

P

N

N

P C11

N

P C12

C

C

C13

C13

N

N

C

N P16

P

C

C

C

N10

P
N P C17
18

N10

N10

P

P19

P

P

P9 13

P9

P10 13

P

P9 10

P9 10

P
CP
C P21
P
C
P
N

P20
CP
C P21
P
C
P
P61

P
CP
C P21
P
C
P25
N

P
P
C P21
P22
C N24
P7 22 26
N

P
P
N
P8 23
C
26
P 27
N

P
P
C P21
P
C
P27
N

P
P
N
P8
C
P27
N

P
P
C P21
P
C
28
P 29
N

P9 10
N
C P21
P
C N24
N
N

31

P C32

P9,25

P13 26

P9 25 34

P13 25

P9,25

P9 10
N
C P21
P
C N24
P25
N
P9 28
C35

P9 36

P32

P25

N P22 26
33

P13 26

P8 9

P9

P

P9 10 28

P9 10 28

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

N

P37

N

N

N

N

N

N

N

P9,26, 30,
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Table 20.20.20.A
Multiple Use - Category and
Specific Use
B. Storage Yards
20. Temporary Living Quarters
A. Automotive
Service, Major
B. Automotive
Service, Minor
21. Vehicles
C. Bulk Fuel
Dealerships
D. Sales or Lease
E. Rental
22. Food Cart Pods68
Civic(19)
A. Commercial
schools
23.
Education B. Educational
Institutions
24. Places of Worship
25. Public Buildings, Services
and Uses
26. Railroad A. Passenger
Tracks and
B. Freight
Facilities
A. Public Parks,
Parkways,
Playgrounds, and
Related Facilities
27.
Recreation B. Public Dog
Parks or Dog Runs
C. Recreational
Facilities
28. Social Organizations
29. Transit Centers
A. Utility
Substations and
Related Facilities
other than
30. Utilities Transmission
Lines.
B. Transmission
Lines

P=Permitted C=Conditional N=Prohibited
Superscript Refers to Use Restrictions
CTCTCSCSCSCSC-E1 SC-E3
WS
MU
HDR
MU
HDR
S

RCE

OIWS

C38
C41

N
N

N
P

N
C41

N
C41

N
P41

C39
C41

N
C42

N
C42

P40
C42

C25

N

N

C N43

N

N

N

N

N

N

P

N

C

C

C25

N P C17

C25

N P C17

N

N

N

N

N

N

N

N

N

N

N

N

C45
C45
P

N
N
P

N
N
P

C9 22 26
C9 22 26
P

N
N
N

P9 28
P9 28
P

P9 46
P9 46
N

P28 47
P28
P

N
P
N

N
P
N

P

C

P

48

P13

P

P

P

P9

C9

P

C P67

P

P

P

P

P

P

P9

C9

P C48

P C48

P C48

P C48

P C48

P C48

P C48

P C48

P9

P C48

C

P

C

C

C

C

C

C

C P49

C P49

P50

P

P

P

P

P

P

P

P

P

P

P51

P

N

N

N

N

N

P51

P51

C

P52

P

P

P

P

P

P

P53

P53

C

C

C

C

C

C

C

C

C

C

P11

P13

P

C

C

C54

C54

P

N

N

P48
N

N
P

P C48
P

P C48
C

P C48
C

P C48
C

P C48
C

P
P

C
P

C
P

C

C

C

C

N

C

C

C

C

C

P

P

P

P

P

P

P

P

P

P
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Table 20.20.20.A
Multiple Use - Category and
Specific Use
31. Vehicle Camping (69)
Industrial
32. Manufacturing, Fabricating,
Assembly, Processing, and
Packing
33. Marijuana Processing
34. Warehousing58

P=Permitted C=Conditional N=Prohibited
Superscript Refers to Use Restrictions
CTCTCSCSCSCSC-E1 SC-E3
WS
MU
HDR
MU
HDR
S

RCE

OIWS

P

P

P

P

P

P

P

P

P

P

P C55

P56 57

N

P60

N

P28

N

P28

P56 57

P56 57

N
P

N
P

N
P

N
P

N
P

N
N

N
N

N
P

N
P59

N
P59

The following Use Restrictions refer to superscripts found in Section 20.20.20.
1. Duplexes are Conditionally permitted in the RC-E and existing duplexes are Permitted.
2. Permitted above a Permitted or Conditionally approved non-residential use (second story and above), provided at least 15% of the ground
floor of the building consists of leasable commercial floor area, and such commercial space fronts onto a street. For the purposes of this
footnote, “Multi-dwelling” means one or more units above a non-residential use.
3. Ground floor residential use is not permitted. Residential use is allowed only above a Permitted or Conditionally approved non-residential
use; provided at least 15 percent of the ground floor of the building consists of leasable commercial floor area, and such commercial
space fronts onto a street. For the purposes of this footnote, “Multi-dwelling” means one or more units above a non-residential use.
4. Two existing attached dwellings; three or more attached dwellings; or replacement of two attached dwellingsExisting duplexes and
existing two-unit townhouses are Permitted and may be replaced. Three or more unit townhouses are Permitted.
5. Single-dDetached dwellings in existence as of September 19, 2002 are Permitted. [ORD 4224; September 2002] [ORD 4584; June 2012]
6. Only Compact Detached Dwellings on lots fronting common greens, shared courts, or public streets; or replacement of or an expansion
of 500 square feet or less of an existing detached dwelling are permitted. Single-detached dwellings in existence as of [ordinance adoption
date] and their accessory uses are Permitted uses and can be rebuilt if destroyed. Building additions of up to 500 square feet of an existing
single-detached dwelling are Permitted. New single-detached dwellings are Prohibited. [ORD 4576; January 2012] [ORD 4584; June
2012][ORD 4782, April 2020]
7. Buildings larger than 50,000 sq ft are subject to approval of a Conditional Use.
8. 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.
9. 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. [ORD 4584; June
2012]
10. Drive-through uses are Prohibited; walk-ups Permitted.
11. Except for theaters, a building with a gross ground floor area larger than 20,000 square feet is subject to the approval of a Conditional
Use.
12. A new use that will not be enclosed in a building shall be a Conditional Use.
13. These uses are Permitted only within multiple use developments, and shall have a maximum size of 10,000 square feet, provided that
the minimum residential densities are met.
14. Applicable to uses providing this service.
15. Drive-up window facilities beyond 500 feet of a light rail station platform are Conditionally permitted and are Prohibited within 500 feet
of a light rail station platform.
16. Eating and drinking establishments drive-up windows Prohibited; walk-ups Permitted.
17. The use is Prohibited within a physical distance of ¼ mile of a light rail transit station platform, Conditional between ¼ mile and ½ mile
of a station platform, and Permitted if greater than ½ mile of a station platform.
18. Drive-through facilities are not permitted within 30 feet of a Major Pedestrian Route.
19. Public Art shall be permitted pursuant to Section 60.50.25.13. [ORD 4782; April 2020]
20. Drive-through uses lawfully established prior to June 17, 2010 are Permitted. [ORD 4584; June 2012]
21. Buildings larger than 10,000 square feet, for a single use, are subject to approval of a Conditional Use. [ORD 4782; April 2020]
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22. No more than 50% of any one property may be developed for a single use type until a commitment has been made to develop a different
class of use equivalent to at least 20% of the floor area occupied by the primary use.
23. Small free-standing office uses are allowed within multiple use developments as defined in CHAPTER 90 of this ordinance, provided they
do not exceed more than 50% of the residential floor area provided within the development, and that minimum residential densities are
met.
24. Provided parking is in a parking structure; surface parking as the primary use is Prohibited.
25. Activity is conducted wholly within an enclosed structure and no sales or outdoor storage of animals or livestock are allowed with this
use.
26. This activity is conducted wholly within an enclosed structure. Accessory open air sales or display related to the principal use may be
permitted, provided that the outdoor space devoted to these uses does not occupy an area greater than the equivalent of 15% of the
building gross floor area, excluding activities associated with a Temporary Use Permit. No outdoor sales or outdoor storage of animals or
livestock are allowed with this use. [ORD 4782; April 2020]
27. These uses are Permitted only within multiple use developments and shall have a maximum size of 5,000 square feet, provided that the
minimum residential densities are met.
28. This activity is conducted wholly within an enclosed structure. No accessory open-air sales, display, or storage and no sales or outdoor
storage of animals or livestock are allowed with this use.
29. Use shall not be over 5,000 square feet in gross floor area.
30. Retail trade: Permitted uses for building materials, home equipment and improvements, or landscape or nurseries sales shall not occupy
more than 15,000 gross square foot of space in an individual building, site or parcel.
31. Automobile parts or equipment as the principle use is Prohibited.
32. Ancillary showrooms and retail are Permitted if comprising not more than 10% of gross building floor area, and provided that no individual
retail use exceeds 2,000 square feet of gross building floor area. Retail is Conditional if use is between 10% and 20% of gross building
floor area and no individual retail business use exceeds 5,000 square feet of gross building floor area. No freestanding uses are allowed.
No sales or outdoor storage of animals or livestock are allowed with this use.
33. Individual uses larger than 50,000 square feet are Prohibited except on those parcels which are less than three net acres in size as formed
by a grid of public or private streets.
34. These uses are Permitted only within multiple uses 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.
35. Furniture and appliance stores are Prohibited. Hardware and home improvement stores not exceeding 10,000 square feet in gross floor
area are Conditionally permitted.
36. Repair other than auto repair.
37. Use Permitted if lawful as of June 17, 2010; otherwise permitted as accessory to a primary Permitted use.
38. Only as an accessory use to a Permitted or Conditionally permitted use.
39. Conditionally permitted for fully operable vehicles for sale, lease, or rent within one-quarter mile of the north side of the Tualatin Valley
Highway Corridor land use designation between SW Murray Boulevard and SW Lloyd Avenue:
a. Except as otherwise provided in this paragraph, this activity shall be conducted wholly within an enclosed structure. No accessory
open air sales, display, or storage are allowed with this use, except that the prohibition against storage shall not apply to storage
yards for fully operable vehicles for sale, lease, or rent.
b. These storage yards may be authorized for a period of time up to and including five (5) years. Upon expiration of an approved
time period storage yard use shall cease until a new authorization through a separate Conditional Use permit is approved.
c. Within the approved storage yards open air sales or the display of fully operable vehicles for sale, lease, or rent is prohibited.
d. The following existing site conditions must be present as of January 1, 2003 in the South Tektronix Station Community Plan Area,
and more specifically located on the north side of the Tualatin Valley Highway Corridor land use designation between SW Murray
Boulevard and SW Lloyd Avenue, in order for lots in this area to be authorized for the development of storage yards for fully
operable vehicles for sale, lease, or rent.
i. Are currently being used for the storage of fully operable vehicles for sales, lease, or rent.
ii. Are currently shielded from public view with a sight-obscuring chain link fence.
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iii. Currently have established landscaping outside the fence along public right-of-way.
iv. Are currently lighted to prevent vandalism.
v. Are currently surfaced with compacted gravel or paving.
e. Other site improvements, in addition to the following existing site conditions, may be required by the decision-making authority
as conditions of approval for a development application.
40. For building or landscaping materials; contractor’s equipment, transit vehicles, and related vehicle or equipment maintenance activities.
41. Motels are Prohibited.
42. Limited to Hotels and Extended Stay Hotels.
43. Only mechanical car washes open to the public are a Conditional Use; Other Automotive Service, Major uses are Prohibited.
44. For the purposes of this footnote, “Multi-dwelling” is inclusive of one or more units above a permitted or Conditionally approved nonresidential use.
45. All uses established after December 9, 1999 shall be conducted wholly within an enclosed structure. Accessory open air sales or display
related to Permitted uses in existence on a site at the time this Code was adopted may be expanded on that site.
46. Except as otherwise provided in this paragraph, this activity shall be conducted wholly within an enclosed structure. No accessory open
air sales, display, or storage are allowed with this use, except that the prohibition against storage shall not apply to storage yards for fully
operable vehicles for sale, lease, or rent within one-quarter mile of the north side of the Tualatin Valley Highway Corridor land use
designation between SW Murray Boulevard and SW Lloyd Avenue.
47. The maximum building footprint size for a building involving a single use shall be 10,000 square feet.
48. Buildings larger than 10,000 square feet are subject to approval of a Conditional Use.
49. Permitted, including utility uses, if established as of February 7, 2002, otherwise Conditionally permitted.
50. Such as transit stops, submitted for development after May 21, 2004.
51. Such as switching yards, spur or holding tracks and freight depots, but not within 200 feet of a residential zone.
52. Exclusive of spectator sports facilities.
53. Limited to 0.5 acres in size, unless located on top of a building or structured parking.
54. For individual uses greater than two gross acres, in addition to the criteria found in Section 40.15.15.3.C. for Conditional Use, the use
must be transit supportive. [ORD 4584; June 2012]
55. Manufacturing uses that exceed 10,000 square feet in floor area require Conditional Use approval.
56. Manufacturing, assembly, fabricating, processing, packing, storage and wholesale and distribution activities shall meet the following
requirements:
a. Activities are entirely enclosed within a building or structure whose appearance is compatible with normal industrial or office
building design.
b. Odors, noise, vibrations or other emissions are controlled within the confines of the building or structure.
c. Are not for servicing or use by the general public.
d. Do not entail outdoor storage of raw materials, finished products, animals or livestock.
e. Do not entail movement of heavy equipment on and off the site, except truck deliveries.
f. Do not involve bringing live animals or the waste or by product of dead animals to the site.
g. Do not involve outdoor testing of products or processes on the site.
h. Do not involve highly combustible, explosive or hazardous materials or waste.
i.

Examples of uses which normally meet all of the above characteristics include but are not limited to: printing, publishing,
communications equipment, electronic components, measuring, analyzing and controlling instruments manufacturing.

57. Any use having the primary function of storing, utilizing or manufacturing of explosive material is Prohibited.
58. As an accessory use, not to exceed 25% of the primary use.
59. Use Restriction 58 does not apply to lawfully established warehouse uses existing prior to effective date of this zone.
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60. Permitted only within multiple use developments, as long as the floor area of this use does not exceed 50% of the total proposed floor
area within a multiple use development.
61. Exclusive of trucks, vehicles, or heavy equipment.
62. On a location containing an existing tower supporting one carrier and shall be consistent with other approvals.
63. [Footnote repealed and reserved.]
64. [Footnote repealed and reserved.]
65. [Footnote repealed and reserved.]
66. [ORD 4578; March 2012] The requirements identified in Section 20.20.40. apply.
67. [ORD 4600; February 2013] Job Training and Vocational Rehabilitation Services are allowed as a Permitted Use, all other Commercial
Schools required Conditional Use approval.
68. Food Cart Pods are exempt from the Site Development Standards of 20.20.10 but are subject to the standards of 60.11 of the
Development Code. [ORD 4662; Sept 2015]
69. Vehicle Camping may occur only where allowed through a program established by Council resolution and administered by the Mayor.
The use is subject to the special requirements found in Section 60.50.25.14. [ORD 4779; March 2020]
70. Residential developments in the SCMCP area (Figure X, In Development) shall provide a variety of housing types consistent with the
permitted and conditional uses of the applicable zone(s). The variety of housing shall be provided for sites:
a. Up to 15-acres (gross), a minimum of one (1) housing type;
b. Greater than 15-acres and up to 30-acres (gross), a minimum of two (2) housing types;
c. Greater than 30-acres (gross), a minimum of three (3) housing types
a.d. For bullets a-c above, a minimum of 10 percent of each housing type shall be provided.

[ORD 4674; February 2016]
[ORD 4595; Feb 2013] [ORD 4648; Nov 2014] [ORD 4662; Sept 2015] [ORD 4674; Feb 2016] [ORD 4702; Jan 2017][ORD
4799, 01/08/2021; ORD 4804, 08/13/2021]
Effective on: 8/13/2021

***

20.25. Density Calculationsand Bulk
Commentary: Section 20.25.05. Minimum Residential Density
The proposed amendments to this section clarify how minimum density is calculated differently for the
RMA, RMB, and RMC zones, where minimum density standards are specified in Section 20.05.15. The
amendments also provide some exceptions and options for existing lots that do not meet minimum
density, and that would require the addition of several more units to achieve it. Options include adding
the necessary units, dividing the lot, or providing a “shadow plat” that demonstrates how the lot could
be divided in the future.
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20.25.05. 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.
Except for projects in the Downtown Design District, 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.
For the purposes of this section, new residential development in all zones shall mean intensification of the site by
adding new primary dwelling(s) or land division of the property. New residential development is not intended to refer
to additions to existing structures, rehabilitation, renovation, remodeling, or other building modifications or
reconstruction of existing structures.
Minimum residential density is calculated as follows:
1.

B.

C.

D.

fFor zoning districts and uses that regulate residential density by minimum land area required per dwelling is
calculated as follows:
a) Refer to the definition of Acreage, Net. Multiply the net acreage by 0.80.
b) Divide the resulting number in step 1a by the minimum land area required per dwelling for the applicable
zoning district to determine the minimum number of dwellings that must be built on the site.
2.
For the RMA, RMB, and RMC zoning districts, except for multi-dwellings:
a) Refer to the definition of Acreage, Net.
b) Multiply the net acreage by the minimum residential density provided in Section 20.05.15. to determine
the minimum number of dwellings that must be built on the site.
2.3. If the resulting number in step 21.b or 2.b is not a whole number, the number is rounded to the nearest whole
number as follows: If the decimal is equal to or greater than 0.5, then the number is rounded up to the nearest
whole number. If the decimal is less than 0.5, then the number is rounded down to the nearest whole number.
Residential Density Averaging. Except in RMA, RMB and RMC, Within within a single land use zone, residential
densities may be averaged across a property site in order toto allow for a variety of housing types, provided that the
property is within a single, contiguous ownership. Within a PUD, , except that within a PUD residential densities may
be averaged across multiple land use zones provided that the applicant demonstrates that the proposed
development is compatible with existing and planned development on neighboring parcels. For the purposes of this
standard, properties within a single, contiguous ownership also include those properties separated only by a street.
[ORD 4584; June 2012]
South Cooper Mountain Community Plan. Within the South Cooper Mountain Community Plan Table 2: Land Use
Designations and Capacity Estimates outlines the density capacity expectations for development of land within the
South Cooper Mountain Community Plan Area. The Land Use Implementation Policies of the Community Plan include
policies that outline application of zoning and deviations from the capacity estimates of Table 2. [ORD 4652; February
2015]
Exceptions to Minimum Density Standards in the RMA, RMB, and RMC districts.
1.
An existing single-detached dwelling, as of [ordinance adoption date], that is at least 1,200 square feet in floor
area, may count as two units for the purpose of calculating minimum density.
2.
For an existing lot that does not meet minimum density, applications for development must meet one of the
following:
a) Meet minimum density by constructing enough units on the lot;
b) Meet minimum density by dividing the lot; and/or
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c)

Demonstrate the potential for future partitioning or subdividing of the lot in accordance with the
requirements of the Development Code. Plans must demonstrate how driveways, pedestrian ways, and
utilities can adequately serve future potential development on the oversized lot. Easements and rightsof-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 4799; 01/08/2021]
Effective on: 1/8/2021

Commentary: Section 20.25.10. Floor Area Ratio
The proposed amendments to the RMA, RMB, and RMC zones incorporate new FAR standards into the
Residential zones. In the current code, FAR only applies to mixed use and non-residential development;
therefore, minor amendments to the section below are proposed to reference FAR standards for
residential-only development.

20.25.10. Floor Area Ratio
A.

B.
C.

Floor Area. Mixed Use Development, and non-residential development, and residential development in certain zones
are governed by minimum and maximum Floor Area Ratios. Generally, fFloor Area Ratio (FAR) is the ratio of gross
floor area to net acreage on a site of gross floor area in relation to the amount of net site area, expressed in square
feet. In the RMA, RMB and RMC zones, FAR is the ratio of gross floor area to net acreage on a lot. Residential-only
development is also governed by minimum densities, and in some zones, and maximum densities. 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. [ORD 4584; June 2012]
Permitted Density. Except as otherwise approved through the Final Planned Unit Development process, phased
development may be proposed so long as each phase complies with the minimum density.
Method of Calculating Development Intensity for Multiple Use Development with Single-use Residential Buildings.
[ORD 4584; June 2012]
For Multiple Use Developments with single use residential buildings, residential densities and non-residential FARs
shall be implemented as follows: [ORD 4584; June 2012]
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Figure 20.25.10A Development Intensity Calculations

D.

E.

Multiple Buildings. For developments or phases 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 phase.
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, as outlined in Section 40.20.10,
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 phased, altered, or otherwise varied, the PUD process is to be used.

[ORD 4584; June 2012] [ORD 4799; 01/08/2021]
Effective on: 1/8/2021

***

20.30. Additional Height Limitations in RMB and RMC
20.30.05. Purpose and Applicability.
In the RMB and RMC zoning districts, all new development except for townhouses and cottage clusters is subject to the
additional height limitations in Section 20.30.10. The purpose of these additional height limitations is to help new
development respond to the scale and form of existing neighborhoods.

20.30.10. Additional Height Limitations.
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Buildings in the RMB and RMC districts can be built up to the maximum height in the zone (35 feet), except near the front
and/or rear setback. Additional height limitations apply as follows:
A.
B.

In the RMB district, the maximum building height at the rear setback line is 25 feet.
In the RMC district, the maximum building height at both the front and rear setback lines is 25 feet.

From the applicable setback line specified in A. or B., the maximum height rises at a 45-degree angle (a rate of 1 foot
vertically for every 1 foot horizontally) toward the center of the lot until it reaches a maximum of 35 feet. See Figure
20.30.10).

Figure 20.30.10.
Additional Height Limitations
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Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 30 - NONCONFORMING USES
Contents:

30.05. Purpose.
30.10. Pending Building Permits and Certain Existing or Approved Nonconforming Uses.
30.15. Nonconforming Lots of Record. [ORD 4584; June 2012]
30.20. Nonconforming Uses. [ORD 4696; December 2016]
30.25. Nonconforming Structures. [ORD 4696; December 2016]
30.30. Repairs and Maintenance.
30.35. Uses Under Conditional Use Provisions Not Nonconforming Uses.
30.40. Nonconforming Parking, Loading, Signs or Other Characteristics of Use.
30.45. Determination of Nonconforming Status.

30.05. Purpose.
1.

2.

Within the districts established by this ordinance or amendments that may later be adopted there are lots, structures,
uses of land and structures, and characteristics of uses that were lawful when established, but which would be
prohibited, regulated, or restricted under the terms of this ordinance or future amendments. It is the intent of this
ordinance to permit these nonconformities to continue until they are removed, but not to encourage their
perpetuation. It is further the intent of this ordinance that nonconformities shall not be enlarged, expanded or
extended, nor be used as grounds for adding other structures or uses not permitted elsewhere in the same district
except as specifically provided elsewhere in this ordinance. [ORD 4696; December 2016]
Nonconforming uses are declared by this ordinance to be incompatible with Permitted uses in the district involved.
***
Commentary: Section 30.15. Nonconforming Lots of Record.
In the current code, existing lots in residential zones that are smaller than the zone’s minimum lot area
standard can only be developed with a single-detached dwelling. However, under HB 2001, cities must
allow a duplex on any residentially-zoned lot on which a single-detached dwelling is permitted.
Proposed amendments to subsection 3 add this allowance for a duplex on undersized lots. All other
middle housing types will need to meet the minimum lot area applicable to the specific housing type in
the zone.
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30.15. Nonconforming Lots of Record. [ORD 4584; June 2012]
1.

2.

3.

Except as specified in subsection 3., below, iIn any district, Permitted Principal Uses and Structures, and accessory
buildings may be erected on any single lot of record after the effective date of adoption or amendment of this
ordinance. This provision shall apply even though such lot fails to meet the requirements for area or width, or both,
that are generally applicable in the district. Nonconforming lots of record shall be subject to all other applicable
provisions of this code. [ORD 4696; December 2016]
If two or more lots, or combinations of lots and portions of lots in single ownership are of record at the effective date
of this ordinance and are made nonconforming as to lot width or area by this ordinance the lots involved shall be
considered to be an undivided parcel for the purposes of this ordinance. No portion of said undivided parcel which
does not meet the appropriate lot area and width requirements established by this ordinance shall be conveyed,
transferred or used in any manner. No division of the parcel shall be made which leaves any lot remaining with the
width or area of the lot below the requirements of this ordinance; provided, however, that if a series of two or more
lots or portions of lots are in single ownership and can be used or subdivided in such a manner that each comes
within 10% of meeting lot area and lot width requirements for the district, each may be used as an individual lot.
Except as provided in Section 20.05.15 of this ordinance and notwithstanding the provisions of subsections 1. and 2.,
above, the use of a lot in any Residential district which has an area deficiency shall be limited to a single-detached
family dwelling or a duplex. [ORD 4696; December 2016]
***
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Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.
CHAPTER 40 - APPLICATIONS
[ORD 4224; September 2002]
Contents:

40.03. Facilities Review Committee
40.05. Accessory Dwelling Unit
40.10. Adjustment
40.15. Conditional Use
40.20. Design Review [ORD 4332; January 2005]
40.23. Downtown Design Review
40.25. Director's Interpretation
40.30. Flexible and Zero Yard Setbacks
40.32. Food Cart Pods
40.35. Historic Review
40.40. Home Occupation
40.45. Land Division and Reconfiguration [ORD 4487; August 2008]
40.47. Legal Lot Determination [ORD 4487; August 2008]
40.50. Loading Determination
40.55. Parking Determination
40.57. Public Transportation Facility [ORD 4332; January 2005]
40.58. Sidewalk Design Modification
40.60. Sign
40.65. Solar Access
40.70. Repealed [ORD 4302; June 2004]
40.75. Street Vacation
40.80. Temporary Use
40.85. Text Amendment
40.90. Tree Plan [ORD 4348; May 2005]
40.93. Tualatin Hills Park and Recreation District Annexation Waiver [ORD 4388; May 2006]
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40.95. Variance
40.96. Wireless Facility [ORD 4332; January 2005]
40.97. Zoning Map Amendment

40.03. Facilities Review Committee
Consistent with Section 10.95.3. (Facilities Review Committee) of this Code, the Facilities Review Committee shall review
the following Type 2 and Type 3 land use applications: all Conditional Use, Design Review Two, Design Review Three,
Downtown Design Review Two, Downtown Design Review Three, Single-Detached and Middle Housing Design Review
Two, Single-Detached and Middle Housing 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, Downtown Design Review Two, Downtown Design
Review Three, Single-Detached and Middle Housing Design Review One, Single-Detached and Middle Housing
Design Review Two, Single-Detached and Middle Housing 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.
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.
C.
The proposed development is consistent with all applicable provisions of CHAPTER 20 (Land Uses), or Sections
20.25 and 70.3 if located within the Downtown Design District, unless the applicable provisions are modified
by means of one or more applications which shall be already approved or which shall be considered
concurrently with the subject application; provided, however, if the approval of the proposed development is
contingent upon one or more additional applications, and the same is not approved, then the proposed
development must comply with all applicable provisions of CHAPTER 20 (Land Uses) or Sections 20.25 and 70.3
if located within the Downtown Design District..
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.
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.
F.
There are safe and efficient vehicular and pedestrian circulation patterns within the boundaries of the
development.
G.
The development’s on-site vehicular and pedestrian circulation systems connect to the surrounding circulation
systems in a safe, efficient, and direct manner.
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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.
Structures and public facilities serving the development site are designed in accordance with adopted City
codes and standards and provide adequate protection from crime and accident, as well as protection from
hazardous conditions due to inadequate, substandard or ill-designed development.
Grading and contouring of the development site is designed to accommodate the proposed use and to mitigate
adverse effect(s) on neighboring properties, public right-of-way, surface drainage, water storage facilities, and
the public storm drainage system.
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.
The application includes all required submittal materials as specified in Section 50.25.1. of the Development
Code. [ORD 4265; October 2003]
***

40.10. Adjustment
40.10.05. Purpose.
The purpose of an Adjustment application is to provide a mechanism by which certain regulations in the Development
Code may be adjusted if the proposed development continues to meet the intended purpose of such regulations. This
Section is carried out by the approval criteria listed herein. [ORD 4584; June 2012]

40.10.10. Applicability.
An Adjustment may be requested only for numerical Site Development Requirements contained in CHAPTER 20 (Land
Uses), the grading standards contained in CHAPTER 60 (Special Requirements), Section 60.15.10, or the numerical
standards identified in Food Cart Pod Regulations contained in 60.11 (Food Cart Pod Regulations). [ORD 4397; August
2006] [ORD 4697; December 2016]
Commentary: Adjustment Applications
Section 20.05.15.D, which currently permits lot area averaging as part of a land division in the R5, R7,
and R10 zones, is proposed to be deleted (See Chapter 20 for additional discussion). Therefore, the
references below to Section 20.05.15.D are also proposed to be removed.

40.10.15. Application.
There are Four (4) Adjustment applications which are as follows: Minor Adjustment, Major Adjustment, Minor Adjustment
– Affordable Housing, Major Adjustment – Affordable Housing. [ORD 4759; March 2019]
1.

Minor Adjustment.
A.
Threshold. An application for Minor Adjustment shall be required when one or more of the following thresholds
apply:
1. Involves up to and including a 10% adjustment from the numerical Site Development Requirements
specified in CHAPTER 20 (Land Uses) or Section 70.03 (Downtown Zoning and Streets) if the site is located
within the Downtown Design District. This threshold does not apply where credits have been earned for
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B.
C.

height increase through Habitat Friendly Development Practices, as described Section 60.12.40.4., .5., .6.,
and .7. [ORD 4531; April 2010]
2. Involves up to and including a 10% adjustment from the numerical Development Standards for Grading
specified in Section 60.15.10. (Land Division Grading Standards) of this Code. [ORD 4397; August 2006]
3. Involves up to and including a 10% adjustment from the numerical Food Cart Pod standards specified in
Section 60.11.10 and 60.11.15 of this Code. [ORD 4662; September 2015]
4. Involves up to and including a 10% adjustment from the numerical Off-Street Parking standards specified
in Section 60.30.10 of this Code. [ORD 4782; April 2020]
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Minor Adjustment. The decision making authority is the Director.
Approval Criteria. In order to approve a Minor Adjustment 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 Minor Adjustment application.
2. The application complies with all applicable submittal requirements as specified in Section 50.25.1. and
includes all applicable City application fees.
3. Special conditions or circumstances exist on the site that make it physically difficult or impossible to meet
the applicable development standard for an otherwise acceptable proposal.
4. The special conditions and circumstances do not result from the actions of the applicant and such
conditions and circumstances do not merely constitute financial hardship or inconvenience.
5. Granting the adjustment as part of the overall proposal will not obstruct pedestrian or vehicular
movement.
6. City designated significant trees and/or historic resources, if present, will be preserved.
7. Granting an adjustment to the grading standards will allow additional significant and/or community trees
to be preserved. [ORD 4782; April 2020]
8. If more than one adjustment is being requested concurrently, the cumulative effect of the adjustments
will result in a proposal which is still consistent with the overall purpose of the applicable zoning district.
9. Any adjustment granted shall be the minimum necessary to permit a reasonable use of land, buildings,
and structures.
10. The proposal incorporates building, structure, or site design features or some combination thereof that
compensate for the requested adjustment.
11. The proposal is consistent with all applicable provisions of CHAPTER 20 (Land Uses) or Section 70.03
(Downtown Zoning and Streets) if the site is located within the Downtown Design District, unless
applicable provisions are modified by means of one or more Adjustment, Variance, Planned Unit
Development applications that already have been approved or are considered concurrently with the
subject proposal.
12. 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.
13. 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: drainage ditches,
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 periodic maintenance by the City or other public agency.
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14. The proposal does not include any lot area averaging as specified in Section 20.05.15.D. [ORD 4487; August
2008] [ORD 4498; January 2009] [ORD 4782; April 2020]
15.14.
Applications and documents related to the request, which will require further City approval, shall
be submitted to the City in the proper sequence.
[ORD 4404; October 2006] [ORD 4473; March 2008]
D.

E.
F.
G.
H.

Submission Requirements. An application for a Minor Adjustment 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 Minor Adjustment 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.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Minor
Adjustment application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.65.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.

[ORD 4584; June 2012]
2.

Major Adjustment.
A.
Threshold. An application for Major Adjustment shall be required when one or more of the following thresholds
apply:
1. Involves an adjustment of more than 10% and up to and including 50% adjustment from the numerical
Site Development Requirement specified in CHAPTER 20 (Land Uses) or Section 70.03 (Downtown Zoning
and Streets) if the site is located within the Downtown Design District. This threshold does not apply where
credits have been earned for height increase through Habitat Friendly Development Practices, as
described Section 60.12.40.4., .5., .6., and .7. [ORD 4531; April 2010]
2. Involves an adjustment of more than 10% and up to and including 50% adjustment from the numerical
Development Standards for Grading specified in Section 60.15.10. (Land Division Grading Standards) of
this Code. [ORD 4397; August 2006]
3. Involves an adjustment of more than 10% from the numerical requirements contained in Section 60.30.
(Off-Street Parking) [ORD 4473; March 2008][ORD 4782; April 2020]
4. Involves an adjustment of more than 10% and up to and including 50% adjustment from the numerical
Food Cart Pod standards specified in Section 60.11.10 and 60.11.15 of this Code. [ORD 4662; September
2015]
B.
Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall apply to an application
for Major Adjustment. The decision making authority will be the Planning Commission. [ORD 4532; April 2010]
C.
Approval Criteria. In order to approve a Major Adjustment 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:
[ORD 4404; October 2006] [ORD 4473; March 2008]
1.
2.
3.

The proposal satisfies the threshold requirements for a Major Adjustment application.
The application complies with all applicable submittal requirements as specified in Section 50.25.1. and
includes all applicable City application fees.
Special conditions or circumstances exist on the site that make it difficult or impossible to meet the
applicable development standard for an otherwise acceptable proposal.
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D.

E.
F.
G.
H.

The special conditions or circumstances do not result from the actions of the applicant and such conditions
and circumstances do not merely constitute financial hardship or inconvenience.
5. Granting the adjustment as part of the overall proposal will not obstruct pedestrian or vehicular
movement.
6. City designated significant trees and/or historic resources, if present, will be preserved.
7. Granting an adjustment to the grading standards will allow additional significant and/or community trees
to be preserved. [ORD 4782; April 2020]
8. If more than one adjustment is being requested concurrently, the cumulative effect of the adjustments
will result in a proposal which is still consistent with the overall purpose of the applicable zoning district.
9. Any adjustment granted shall be the minimum necessary to permit a reasonable use of land, buildings,
and structures.
10. modification equally or better meets the intent of the standard to be modified or the proposal
incorporates building, structure, or site design features or some combination thereof that compensate for
the requested adjustment.
11. The proposal is consistent with all applicable provisions of CHAPTER 20 (Land Uses) or Section 70.03
(Downtown Zoning and Streets) if the site is located within the Downtown Design District, unless
applicable provisions are modified by means of one or more applications that already have been approved
or are considered concurrently with the subject proposal.
12. 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.
13. 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: drainage ditches,
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 periodic maintenance by the City or other public agency.
14. The proposal does not include any lot area averaging as specified in Section 20.05. 15.D. [ORD 4487;
August 2008] [ORD 4498; January 2009] [ORD 4782; April 2020]
15.14.
Applications and documents related to the request, which will require further City approval, shall
be submitted to the City in the proper sequence.
Submission Requirements. An application for a Major Adjustment 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 Major Adjustment 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.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Major
Adjustment application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.70.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.

[ORD 4584; June 2012]
3.

Minor Adjustment – Affordable Housing. [ORD 4758; March 2019]
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Threshold. An application for Minor Adjustment – Affordable Housing shall be required when one or more of
the following thresholds apply:
1. For eligible regulated affordable housing developments, an adjustment up to and including 10% from the
numerical Site Development Requirements specified in CHAPTER 20 (Land Uses). This threshold does not
apply to adjustment requests for height where credits have been earned for height increase through
Habitat Friendly Development Practices, as described Section 60.12.40.4., .5., .6., and .7
2. For eligible regulated affordable housing development, an adjustment up to and including 10% from the
numerical Development Standards for Grading specified in Section 60.15.10. (Land Division Grading
Standards) of this Code.
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Minor Adjustment – Affordable Housing. The decision making authority is the Director.
Approval Criteria. In order to approve a Minor Adjustment – Affordable Housing 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 Minor Adjustment – Affordable Housing
application.
2. The application complies with all applicable submittal requirements as specified in Section 50.25.1. and
includes all applicable City application fees.
3. Granting the adjustment as part of the overall proposal will not obstruct pedestrian or vehicular
movement.
4. If more than one adjustment and/or variance is being requested concurrently, the cumulative effect of
the modifications will result in a proposal which is still consistent with the overall purpose of the applicable
zoning district.
5. The proposal incorporates building, structure, or site design features or some combination thereof that
compensate for the requested adjustment.
6. The proposal is consistent with all applicable provisions of CHAPTER 20 (Land Uses) unless applicable
provisions are modified by means of one or more Adjustment, Variance, Planned Unit Development
applications that already have been approved or are considered concurrently with the subject proposal.
7. 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.
8. 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: drainage ditches,
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 periodic maintenance by the City or other public agency.
9. If the proposal includes lot area averaging as specified in Section 20.05.15.D, the request for the Minor
Adjustment – Affordable Housing is not for an adjustment to minimum land area standards.
10.9.Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
Submission Requirements. An application for a Minor Adjustment—Affordable Housing 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 Minor Adjustment – Affordable Housing application shall be accompanied by
the information required by the application form, and by Section 50.25. (Application Completeness),

Beaverton HOP – Draft BDC Amendments

4/29/2022

259 Page 7

Exhibit 4

Beaverton Development Code

4.

verification of regulated affordable housing status, and any other information identified through a PreApplication Conference.
E.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Minor
Adjustment – Affordable Housing application to ensure compliance with the approval criteria.
F.
Appeal of a Decision. Refer to Section 50.65.
G.
Expiration of a Decision. Refer to Section 50.90.
H.
Extension of a Decision. Refer to Section 50.93.
Major Adjustment – Affordable Housing [ORD 4758; March 2019]
A.
Threshold. An application for Major Adjustment – Affordable Housing shall be required when one or more of
the following thresholds apply:
1. For eligible regulated affordable housing developments, an adjustment of more than 10% and up to and
including 50% adjustment from the numerical Site Development Requirement specified in CHAPTER 20
(Land Uses) except for height standards, which shall be limited to a 25% adjustment. Density shall be
limited to a 25% adjustment in Residential Zoning Districts. This threshold does not apply to adjustment
requests for height where credits have been earned for height increase through Habitat Friendly
Development Practices, as described Section 60.12.40.4., .5., .6., and .7.
2. For eligible regulated affordable housing developments, an adjustment of more than 10% and up to and
including 50% adjustment from the numerical Development Standards for Grading specified in Section
60.15.10. (Land Division Grading Standards) of this Code.
3. For eligible regulated affordable housing developments, any change from the numerical requirements
contained in Section 60.30. (Off-Street Parking).
B.
Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall apply to an application
for Major Adjustment – Affordable Housing. The decision making authority will be the Planning Commission.
C.
Approval Criteria. In order to approve a Major Adjustment – Affordable Housing 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 Major Adjustment – Affordable Housing
application.
2. The application complies with all applicable submittal requirements as specified in Section 50.25.1. and
includes all applicable City application fees.
3. Granting the adjustment as part of the overall proposal will not obstruct pedestrian or vehicular
movement.
4. If more than one adjustment and/or variance is being requested concurrently, the cumulative effect of
the modifications will result in a proposal which is still consistent with the overall purpose of the applicable
zoning district.
5. The proposal incorporates building, structure, or site design features or some combination thereof that
compensate for the requested adjustment.
6. The proposal is consistent with all applicable provisions of CHAPTER 20 (Land Uses) unless applicable
provisions are modified by means of one or more applications that already have been approved or are
considered concurrently with the subject proposal.
7. The proposal 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 provided or can be provided in rough proportion to the identified impact(s) of the
proposal.
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In the case of an adjustment to the numerical requirements contained in Section 60.30. (Off-Street
Parking), any part of the site of the proposed development shall be connected by a public route that is no
longer than one-quarter mile from a bus transit stop that has 20-minute or more frequent peak-hour
transit service or connected by a public route that is no longer than one-half mile to a light-rail platform.
Alternatively, the application shall provide a parking analysis demonstrating that the actual parking needs
of the development can be accommodated onsite. The parking analysis shall include examples from at
least two other comparable developments. Additional examples may be required by the City Engineer or
designee.
9. 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: drainage ditches,
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 periodic maintenance by the City or other public agency.
10. If the proposal includes lot area averaging as specified in Section 20.05.15.D, the request for the Major
Adjustment – Affordable Housing is not for an adjustment to minimum land area standards.
Submission Requirements. An application for a Major Adjustment – Affordable Housing 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 Major Adjustment – Affordable Housing application shall be accompanied by
the information required by the application form, and by Section 50.25. (Application Completeness),
verification of regulated affordable housing status, and any other information identified through a PreApplication Conference.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Major
Adjustment – Affordable Housing application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.70.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.

[ORD 4799; 01/08/2021]
Effective on: 1/8/2021

40.15. Conditional Use
40.15.05. Purpose.
The purpose of a Conditional Use application is to review uses that may be compatible in the underlying zoning district
but because of their size, operation, or other characteristics require review on a case-by-case basis. These uses are subject
to the regulations in this Section because they may, but do not necessarily, result in significant adverse effects upon the
environment, overburden public services, alter the character of the surrounding area or create nuisances. Conditional
Uses may be approved, approved with site-specific conditions designed to minimize or mitigate identified adverse impacts,
or denied. A Planned Unit Development is a special kind of Conditional Use that permits the modification of the
development standards in the underlying zoning district to achieve innovative design, preserve natural resources, reduce
energy consumption and/or otherwise address unique site opportunities and constraints. Such approval allows the
modification of such design standards without the necessity for separate Adjustment or Variance applications. Within the
SC-S (Station Community-Sunset) zoning district, a Planned Unit Development is required to ensure that specific
development requirements are satisfied. This Section is carried out by the approval criteria listed herein. [ORD 4473;
March 2008] [ORD 4578; March 2012]
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40.15.10. Applicability.
The uses listed in CHAPTER 20 (Land Uses) for each zoning district as a Conditional Use shall be subject to the provisions
of this section.

40.15.15. Application.
There are seven (7) Conditional Use applications which are as follows: Interim Washington County Use Type I, Minor
Modification of a Conditional Use, Interim Washington County Use Type II, Major Modification of a Conditional Use, New
Conditional Use, Planned Unit Development, and Modification of a Nonconforming Use. [ORD 4782; April 2020]
1.
2.
3.
4.
5.

Interim Washington County Use Type I. [ORD 4782; April 2020]
***
Minor Modification of a Conditional Use.
***
Interim Washington County Use Type II. [ORD 4782; April 2020]
***
Major Modification of a Conditional Use.
***
New Conditional Use.
A.
Threshold. An application for a New Conditional Use shall be required when the following threshold applies:
1. The proposed use is Conditionally permitted in the underlying zoning district and a prior Conditional Use
approval for the proposed use is not already in effect. [ORD 4332; January 2005] [ORD 4473; March 2008]
2. The proposed permitted residential use is located in the floodway fringe on a lot greater than five acres
in size. Planned Unit Developments, single-detachedfamily and two-familyduplex dwellings are exempt.
[ORD 4782; April 2020]
3. A proposed use located on parcel(s) designated Interim Washington County, which requires Type III
approval through Washington County’s Development Code where no other Type 1 or greater review is
required with the proposal. [ORD 4782; April 2020]
B.
Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall apply to an application
for a New Conditional Use. The decision making authority is the Planning Commission.
C.
Approval Criteria. In order to approve a New Conditional Use application, the decision making authority shall
make findings of fact based on evidence provided by the applicant demonstrating that all the following criteria
are satisfied:
1. The proposal satisfies the threshold requirements for a Conditional Use application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal will comply with the applicable policies of the Comprehensive Plan.
4. The size, dimensions, configuration, and topography of the site and natural and man-made features on
the site can reasonably accommodate the proposal.
5. The location, size, and functional characteristics of the proposal are such that it can be made reasonably
compatible with and have a minimal impact on livability and appropriate use and development of
properties in the surrounding area of the subject site. [ORD 4473; March 2008]
6. The proposed residential use located in the floodway fringe meets the requirements in Section 60.10.25.
[ORD 4782; April 2020]
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For parcel(s) designated Interim Washington County, the proposed use, identified in the land use
designation previously held for the subject parcel(s), meets the use requirements identified in Washington
County’s Development Code. [ORD 4782; April 2020]
8. Applications and documents related to the request, which will require further City
Submission Requirements. An application for a Conditional Use shall be made by the owner of the subject
property, or the owner’s authorized agent, on a form provided by the Director and shall be filed with the
Director. The Conditional Use application shall be accompanied by the information required by the application
form, and by Section 50.25. (Application Completeness), and any other information identified through a PreApplication Conference.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Conditional
Use application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.70.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.
Commentary: Planned Unit Development threshold
State law requires clear and objective standards for needed housing, so the requirement that any site 10
acres or larger in South Cooper Mountain use the discretionary Planned Unit Development process is
proposed for deletion because it requires a discretionary process for needed housing.

6.

Planned Unit Development. [ORD 4432; April 2007]
A.
Threshold. A Planned Unit Development is an application process which: [ORD 4578; March 2012]
1. May be chosen by the applicant when one or more of the following thresholds apply: [ORD 4578; March
2012]
a) The Planned Unit Development (PUD) may be applied to Commercial, Industrial, Multiple Use, and
Residential properties that are 2 acres or greater in size within any City zoning district. [ORD 4584;
June 2012]
b) When a land division of 2 acres or greater in size within any City zoning district requires collectively
more than 3 of the following land use applications or combination thereof: [ORD 4584; June 2012]
(1) Minor Adjustment;
(2) Major Adjustment;
(3) Flexible Setback; or
(4) Variance.
[ORD 4578; March 2012]
2.

[ORD 4578; March 2012] Is required prior to, or concurrent with, other development applications when
development is proposed on land within the SC-S (Station Community-Sunset) zoning district. Sign
Applications excepted. [ORD 4597; February 2013]
3. Is required for proposed residential development of a site that is equal to or greater than 10 acres,
including all phases, and located within the South Cooper Mountain Community Plan Area. [ORD 4654;
March 2015]
4.3. Is required for developments located within the TC-MU or TC-HDR zone AND: is a phased development
project OR is development of a site that is greater than 5 acres.
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[ORD 4697; December 2016]
5.4. Is required when development within the South Cooper Mountain Community Plan Area does not comply
with the applicable standards in Sections 60.05.20.1.A, 60.05.20.3.A, 60.05.25.15, 60.5.60.2.S5,
60.05.60.3.S6, 60.05.60.4.S20 and 60.55.25.2 and no corresponding guideline exists.
[ORD 4697; December 2016]
B.
C.

Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall apply to an application
for PUD approval. The decision making authority is the Planning Commission.
Approval Criteria. In order to approve a PUD application, the Planning Commission 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 PUD application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal meets the Site Development Requirement for setbacks within the applicable zoning district
for the perimeter of the parent parcel unless otherwise provided by Section 60.35.03.
4. The proposal complies with the applicable policies of the Comprehensive Plan.
5. The size, dimensions, configuration, and topography of the site and natural and man-made features on
the site can reasonably accommodate the proposal.
6. The location, size, and functional characteristics of the proposal are such that it can be made reasonably
compatible with and have a minimal impact on livability and appropriate development of properties in
the surrounding area of the subject site.
7. The width of proposed lots or staggering of building setbacks within detached residential developments
vary so as to break up the monotony of long blocks and provide for a variety of home shapes and sizes,
while giving the perception of open spaces between homes.
8. The lessening of the Site Development Requirements results in significant benefits to the enhancement
of site, building, and structural design, preservation of natural features and the surrounding neighborhood
as outlined in Section 60.35.15.
9. The proposal provides improved open space that is accessible and usable by persons living nearby. Open
space meets the following criteria unless otherwise determined by the Planning Commission through
Section 60.35.15.:
a) The dedicated land forms a single parcel of land except where the Planning Commission determines
two (2) parcels or more would be in the public interest and complement the overall site design.
b) The shape of the open space is such that the length is not more than three (3) times the width the
purpose of which is to provide usable space for a variety of activities except where the Planning
Commission determines a greater proportioned length would be in the public interest and
complement the overall site design.
c) The dedicated land(s) is located to reasonably serve all lots for the development, for which the
dedication is required.
10. [ORD 4578; March 2012] For proposals within the SC-S (Station Community-Sunset) zoning district, the
requirements identified in Sections 20.20.40.2. and 20.20.40.3. are satisfied.
11. If the application proposes to develop the PUD over multiple phases, the decision making authority may
approve a time schedule of not more than five (5) years for the multiple development phases. If a phased
PUD has been approved, development applications for the future phases of the PUD shall be filed within
five (5) years unless the PUD has received an extension approval pursuant to Section 50.93. of the
Development Code. [ORD 4654; March 2015]
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D.

E.
F.

12. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
Submission Requirements. An application for a PUD 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 PUD
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.
Conditions of Approval. The decision making authority may impose conditions on the approval of a PUD
application to ensure compliance with the approval criteria.
Phasing. If the application proposes to develop the PUD in a single phase, the decision shall expire two (2) years
after the date of decision. Refer to Section 50.90.
Phasing of the development may be permitted with approval of the Planning Commission. A deed restriction
for those areas of the parent parcel in which deferred development will occur shall limit the number of future
units developed to an amount consistent with the minimum and maximum density or Floor Area Ratio (FAR)
permitted for the overall development. [ORD 4584; June 2012]

G.
H.

7.

Appeal of a Decision. Refer to Section 50.70.
Expiration of a Decision. The PUD decision shall expire five (5) years after the date of decision. Refer to Section
50.90.
I.
Extension of a Decision. Refer to Section 50.93.
Modification of a Nonconforming Use. [ORD 4696: Dec 2016]
***
Commentary: Design Review
Currently, single-detached dwellings are exempt from Design Review in residential zones, while attached
dwellings are subject to Design Review in certain residential zones. According to the OAR, middle
housing must be subject to the same approval process as single-detached dwellings in the same zone.
Rather than exempting middle housing from Design Review, the proposed amendments apply a new
Design Review application to both single-detached dwellings and middle housing in the RMA, RMB, and
RMC zones. A new section has been added as 40.21, and includes Design Review One, Two, and Three
options. This will allow the City to apply a new set of design standards and guidelines to single-detached
dwellings and middle housing, as outlined in the City’s draft Preferred Approach. The proposed new
design standards and guidelines are in Section 60.05.60.
Single-detached dwellings will no longer be permitted outside the RMA, RMB, and RMB zones (per the
proposed amendments to Chapter 20), and attached middle housing types (triplexes, quadplexes, and
townhouses) will continue to be subject to regular Design Review in other zones. The Applicability
statements in 40.20.10. have been updated to reflect this new approach.
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40.20. Design Review [ORD 4332; January 2005]
40.20.05. Purpose
The purpose of Design Review is to promote Beaverton’s commitment to the community’s appearance, quality pedestrian
environment, and aesthetic quality. It is intended that monotonous, drab, unsightly, dreary and inharmonious
development will be discouraged. Design Review is also intended to conserve the City's natural amenities and visual
character by ensuring that proposals are properly related to their sites and to their surroundings by encouraging
compatible and complementary development. To achieve this purpose, the Design Review process is divided into two
major components; Design Standards and Design Guidelines. Both standards and guidelines implement Design Principles,
which are more general statements that guide development of the built environment. The Design Standards are intended
to provide a “safe harbor” approach to designing a project. Depending on the design thresholds, designing a project to
the standards would result in an administrative review process. However, the applicant may elect to bypass design review
under the Design Standards and go straight to Design Review under the Design Guidelines, where review is subject to a
public hearing at the applicant's option. [ORD 4584; June 2012]
An applicant for Design Review approval can address design review requirements through a combination of satisfying
certain Design Standards, and in instances where it elects not to utilize Design Standards, satisfy applicable Design
Guidelines. In such a case, the public hearing and decision will focus on whether or not the project satisfies the
requirements of the applicable Design Guidelines only.
Because the Design Standards are a “safe harbor”, there is no penalty for not meeting the Design Standards. Rather, the
public hearing process would be required to consider the project by relying solely on the Design Guidelines which
correspond to the Design Standards but are intended to allow more flexibility and originality. Design Guidelines are also
intended to recognize unique circumstances where corresponding standards are found to be unnecessary or undesirable.
Where Design Guidelines apply, the project proponent will simply be required to demonstrate how the project meets
these Guidelines at a public hearing. The decision making authority must make findings how the guidelines are met or if
they apply to the proposal.
The purpose of Design Review as summarized in this Section is carried out by the approval criteria listed herein.
[ORD 4531; April 2010]

40.20.10. Applicability.
1.
2.

3.

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]
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]
A.
All uses listed as Conditional Uses in the RMB and RMCR10, R7, and R5 zoning districts. [ORD 4584; June 2012]
B.
All uses listed as Permitted and Conditional Uses in the R4, R2, RMA and MRR1 Residential zoning districts,
except those that are exempt, per Section 40.20.10.3, and except those subject to Single-Detached and Middle
Housing Design Review in the RMA district, per Section 40.21.10. [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.
Design Review approval shall not be required for the following:
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A.

4.

Single-detached dwellings and middle housing in the RMA, RMB, and RMC zoning districts, which are subject
to Single-Detached and Middle Housing Design Review, per Section 40.21.10.All u Also, other uUses listed as
Permitted Uses in the RMCR10, R7 and RMBR5 Residential zoning districts. [ORD 4584; June 2012]
A.B. Detached dwellings and related rResidential accessory structures in any Residential or Commercial zoning
district. [ORD 4542; June 2010]
B.C. Existing single-detached dwellings in the MR zoning district and in Commercial, Industrial, and Multiple-Use
zoning districts. [ORD 4782; April 2020]
C.D. Maintenance of a building, structure, or site in a manner that is consistent with previous approvals.
D.E. Painting of any building in any zoning district.
E.F. Wireless communication facilities.
F.G. Food Cart Pods. [ORD 4662; September 2015]
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:
A.
Development constructed or approved prior to December 15, 2004 is not subject to Design Review standards
and guidelines, and is considered fully conforming to the approvals issued at the time the development was
approved by the City. Existing developments constructed prior to December 15, 2004, are not considered
nonconforming if they do not meet design standards. If existing development is structurally damaged or
destroyed by casualty, replacement shall occur as follows:
1. If structural damage or destruction is less than or equal to fifty percent (50%) of the existing gross floor
area of the existing development, the area of damage or destruction can be replaced as legally existed on
the site before the casualty loss.
2. If structural damage or destruction is more than fifty percent (50%) of the existing gross floor area of the
existing development, the area of damage or destruction must meet the provisions of this Code in every
regard unless otherwise authorized by the provisions of this Code.
[ORD 4531; April 2010]
B.

5.

Proposed new free-standing building(s) within an existing development will be subject to all applicable design
standards.
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]
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 phase of a multi-phased 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.
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:
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1.

2.
3.

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;
Not rely on the removal of a structure in an early phase in order to demonstrate compliance in later
phases.
Compliance with any applicable Design Standards and/or Guidelines shall not be deferred to future phases
of a DRBCP.

[ORD 4531; April 2010] [ORD 4706; May 2017]
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:
1. The internal private streets shall extend from the Arterial Street to another public street, or back to an
Arterial Street in such a way that street continuity is maintained along the entire internal street, and with
abutting properties.
2. A public access easement shall be required along the internal private streets.
3. Buildings shall occupy a minimum percentage of the frontage of the internal private streets that is equal
to the amount of lineal building frontage that would have been required under the standards for the Major
Pedestrian Routes, and a minimum of 50% of the internal private streets shall have building frontage on
both sides of the street.
4. All applicable design standards contained in Section 60.05., particularly 60.05.15.6. Building location and
orientation along streets in Commercial and Multiple Use districts, 60.05.15.7 Building scale along Major
Pedestrian Routes, 60.05.20.4 Street frontages and parking areas, 60.05.20.6 Off-Street parking frontages
in Multiple Use zones, and 60.05.20.9 Ground floor uses in parking structures shall be met by buildings
along the internal private streets. [ORD 4584; June 2012]

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.
1.

Design Review Compliance Letter.
A.
Threshold. An applicant may must utilize the Design Review Compliance Letter process when the application is
limited to one or more of the following categories of proposed action:
1. Minor design changes to existing building or site including, but not limited to:
a) Façade changes, except changes in color.
b) Addition, elimination, or change in location of windows.
c) Addition, elimination, or change in location of person doors and loading doors.
d) Addition of new and change to existing awnings, canopies, and other mounted structures to an
existing façade.
e) Demolition or other reduction in square footage of an existing building. [ORD 4584; June 2012]
f) Modification of up to 15 percent on-site landscaping with no reduction in required landscaping.
g) Modification of off-street parking and maneuvering area with no increase to the paved area of the
site and the minimum and maximum parking requirements for the subject site are met. [ORD 4782;
April 2020]
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h)
i)
j)
k)

B.
C.

Addition or modification of new fences, retaining walls, or both. [ORD 4531; April 2010]
Changing of existing grade.
Removal of Landscape Trees [ORD 4659; June 2015]
Addition of no more than twenty-five (25) percent landscape features that consist only of natural
materials. [ORD 4397; August 2006]
l) Addition or modification of on-site lighting [ORD 4531; April 2010] [ORD 4584; June 2012]
m) Construction or modification of a permanent structure, not considered a building, which has a
footprint of up to 1,000 square feet and is a use permitted within the underlying zoning district. [ORD
4782; April 2020]
2. Proposed additions of gross floor area to buildings in residential, commercial, or multiple use zones up to
and including building area equal to 25% of the gross square feet of floor area of the existing building, but
not to exceed 2,500 gross square feet of floor area.
3. Proposed additions to buildings in industrial zones up to and including building area equal to 15% of the
gross square feet of floor area of the existing building, but less than 30,000 gross square feet of floor area.
4. New construction of non-habitable buildings in commercial, industrial, multiple use zones, or for approved
Conditional Uses in residential zones, up to and including a gross building area of 1,000 square feet. [ORD
4531; April 2010] [ORD 4584; June 2012]
5. Construction of new Community Gardens or additions to existing Community Gardens. [ORD 4659; June
2015]
Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code, shall apply to an application
for Design Compliance Letter. The decision making authority is the Director.
Approval Criteria. [ORD 4365; October 2005] In order to approve a Design Review Compliance Letter
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 Compliance Review Letter.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal contains all applicable application submittal requirements as specified in Section 50.25.1. of
the Development Code.
4. The proposal meets all applicable Site Development Requirements of Sections 20.05.15., 20.10.15.,
20.15.15., and 20.20.15. of the Development Code unless the applicable provisions are subject to an
Adjustment, Planned Unit Development, or Variance application which shall be already approved or
considered concurrently with the subject proposal. [ORD 4584; June 2012]
5. The proposal, which is not an addition to an existing building, is consistent with all applicable provisions
of Sections 60.05.15 through 60.05.30 (Design Standards).
6. If applicable, the proposed addition to an existing building and/or site, and only that portion of the building
and/or site containing the proposed improvements, complies with the applicable provisions of Sections
60.05.15 through 60.05.30 (Design Standards) as they apply to the following:
a) Building articulation and variety. (Section 60.05.15.1.).
b) Roof forms. (Section 60.05.15.2.).
c) Exterior building materials. (Section 60.05.15.4.).
d) Foundation landscaping requirements. (Section 60.05.25.4.D.).
e) Screening roof-mounted equipment requirements. (Section 60.05.15.5.).
f) Screening loading areas, solid waste facilities and similar improvements. (Section 60.05.20.2.).
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g)
h)

Lighting requirements. (Section 60.05.30.).
Changes to the existing on-site vehicular parking, maneuvering, and circulation area does not require
additional paving to the site and the minimum and maximum parking requirements for the subject
site are met. [ORD 4782; April 2020]
i) Pedestrian circulation [ORD 4578; March 2012]
7. The proposal complies with all applicable provisions in CHAPTER 60 (Special Regulations).
8. The proposal complies with the grading standards outlined in Section 60.15.10 or approved with an
Adjustment or Variance. [ORD 4782; April 2020]
9. Except for conditions requiring compliance with approved plans, the proposal does not modify any
conditions of approval of a previously approved Type 2 or Type 3 application.
10. Proposals for Community Gardens comply with Section 60.05.25.14 of CHAPTER 60. Community Gardens
are exempt from Criteria 4, 5, 6, 7, and 8 above. [ORD 4659; June 2015]
11. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
[ORD 4659; June 2015]
D.

E.
F.
G.
H.

Submission Requirements. An application for a Design Compliance Letter 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 Compliance Letter 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.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Design
Compliance Letter application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.60.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.
Commentary: Design Review Two
Design Review Two thresholds have been updated to reflect that middle housing is exempt from Design
Review Two in the RMA, RMB, and RMC zones, while retaining the current thresholds in other zones.

2.

Design Review Two.
A.
Threshold. An application for Design Review Two shall be required when an application is subject to applicable
design standards and one or more of the following thresholds describe the proposal:
1. New construction of up to and including 50,000 gross square feet of non-residential floor area where the
development does not abut any Residential District. [ORD 4462; January 2008]
2. New construction of up to and including 30,000 gross square feet of non-residential floor area where the
development abuts or is located within any Residential District. [ORD 4462; January 2008]
3. New construction of multi-dwellings in any zone where multi-dwellings are a Permitted or Conditional
Use.
4. New construction of duplexes, triplexes, quadplexes, or townhouses in the MR zone or in any Commercial
or Multiple Use zone where such housing types are a Permitted or Conditional Use.
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3.

New construction of attached residential dwellings excluding duplexes, in any zone where attached
dwellings are a Permitted or Conditional Use. [ORD 4410; December 2006]
4.5. New Reconstruction of single-detached residential dwellings in Multiple Use zoning districts where
reconstruction of existing single-detached dwellings areis a Permitted or Conditional Use. [ORD 4542; June
2010]
5.6. Building additions in Residential, Commercial, Industrial, or Multiple Use zones less than 30,000 gross
square feet of floor area that do not qualify for consideration under the Thresholds for Design Review
Compliance Letter. [ORD 4659; June 2015]
6.7. Any change in excess of 15 percent of the square footage of on-site landscaping or pedestrian circulation
area with the exception for an increase in landscape art of up to 25 percent. [ORD 4397; August 2006]
7.8. Any new or change to existing on-site vehicular parking, maneuvering, and circulation area which adds
paving. [ORD 4782; April 2020]
8.9. New parks in non-residential zoning districts.
9.10.New construction of non-habitable buildings or construction of a permanent structure, not considered a
building in commercial, industrial, multiple use zones, or for approved Conditional Uses in residential
zones, which has a footprint greater than 1,000 square feet and up to 10,000 square feet in size and is a
use permitted within the underlying zoning district. [ORD 4782; April 2020]
[ORD 4584; June 2012]
B.
C.

Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Design Review Two. The decision making authority is the Director.
Approval Criteria. [ORD 4365; October 2005] In order to approve a Design Review Two 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 Two application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal contains all applicable application submittal requirements as specified in Section 50.25.1. of
the Development Code.
4. The proposal is consistent with all applicable provisions of Sections 60.05.15. through 60.05.30. (Design
Standards).
5. For additions to or modifications of existing development, the proposal is consistent with all applicable
provisions of Sections 60.05.15 through 60.05.30 (Design Standards) or can demonstrate that the
proposed additions or modifications are moving towards compliance with specific Design Standards 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 standard; or
b) The location of existing structural improvements prevent the full implementation of the applicable
standard; or
c) The location of the existing structure to be modified is more than 300 feet from a public street.
If the above listed conditions are found to exist and it is not feasible to locate a proposed addition in such
a way that the addition abuts a street, then all applicable design standards except the following must be
met:
d)

If in a Multiple Use District, building location, entrances and orientation along streets, and parking
lot limitations along streets (Standards 60.05.15.6 and 60.05.20.8)
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e)

3.

If in a Multiple Use or Commercial District, ground floor elevation window requirements (Standard
60.05.15.8).
6. For reconstruction of a destroyed existing single-detached dwelling in a Multiple Use zoning district, the
reconstructed dwelling is no more than 500 sq. ft. larger in floor area than the original dwelling.
6.7. The proposal complies with the grading standards outlined in Section 60.15.10 or approved with an
Adjustment or Variance. [ORD 4782; April 2020]
7.8. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
D.
Submission Requirements. An application for a Design Review Two 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 Two 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.
E.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Design
Review Two application to ensure compliance with the approval criteria.
F.
Appeal of a Decision. Refer to Section 50.65.
G.
Expiration of a Decision. Refer to Section 50.90.
H.
Extension of a Decision. Refer to Section 50.93.
Design Review Three.
***
Commentary: Single-Detached and Middle Housing Design Review
Below is the new proposed Design Review application for single-detached dwellings and middle housing,
which would apply only in the RMA, RMB, and RMC zones. New design standards and guidelines are
proposed in Section 60.05.60. Because the applicable developments are relatively small-scale, and all
standards are clear and objective, the default procedure is proposed as a Type 1 (“Single-Detached and
Middle Housing Design Review One”). The review criteria are similar to those for the Design Review
Compliance Letter.
For single-detached and middle housing proposals that can meet most, but not all, of the design
standards in Section 60.05.60, a Type 2 design review is also proposed (“Single-Detached and Middle
Housing Design Review Two”). This will would allow staff to make decisions on applications that involve
only a limited amount of discretion. The Type 2 design guidelines in Section 60.05.60 either require
applicants to meet the equivalent design standard, or to meet a guideline with limited discretion
(relative to the Type 3 option). For applicants that desire more flexibility, a Type 3 procedure is also
available, allowing Planning Commission to make the more discretionary decisions.
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40.21. Single-Detached and Middle Housing Design Review
40.21.05 Purpose
The purpose of Single-Detached and Middle Housing Design Review is to promote neighborhoods that build community
and are welcoming to everyone. Design rules are intended to provide opportunities for neighbors to socialize, encourage
tree planting, promote safe and comfortable connections to sidewalks and streets and support architectural variety.
Single-Detached and Middle Housing Design Review process is divided into two major components: Design Standards and
Design Guidelines. Most Design Standards have a corresponding Design Guideline. In some cases, Design Standards do not
have a corresponding Design Guideline, which means the Design Standard must be met.
The Design Standards are intended to provide a clear and objective approach to designing a project. Depending on the
design thresholds, designing a project to the standards would result in an administrative review process.
An applicant for Single-Detached and Middle Housing Design Review approval can address design review requirements
through a combination of satisfying applicable Design Standards, and in instances where it elects not to utilize Design
Standards, satisfy the corresponding applicable Design Guidelines. In cases reviewed through a public hearing, the hearing
and decision will focus on whether or not the project satisfies the requirements of the applicable Design Guidelines only.
The purpose of Single-Detached and Middle Housing Design Review as summarized in this Section is carried out by the
approval criteria listed herein.

40.21.10. Applicability
1.

2.

3.

4.

5.

Development of single-detached dwellings (including manufactured homes) and middle housing in the RMA, RMB,
and RMC zoning districts shall be subject to Single-Detached and Middle Housing Design Review. For Design Review
of attached forms of middle housing outside of the RMA, RMB, and RMC districts, refer to Section 40.20 (Design
Review).
The scope of Single-Detached and Middle Housing 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.
Considering the thresholds for Single-Detached and Middle Housing Design Review One, Two, or Three applications,
and unless exempted by Section 40.21.10.4., approval shall be required for the following:
A.
Development of single-detached dwellings (including manufactured homes) in the RMA, RMB, and RMC zoning
districts.
B.
Development of middle housing (duplexes; triplexes; quadplexes; townhouses; and cottage clusters, including
Community Buildings) in the RMA, RMB, and RMC zoning districts.
Single-Detached and Middle Housing Design Review approval shall not be required for the following:
A.
Creation of middle housing through the addition to, or conversion of, an existing single-detached dwelling.
B.
Residential accessory structures, except when proposed in conjunction with a new single-detached dwelling or
middle housing development.
C.
Maintenance of a building, structure, or site in a manner that is consistent with previous approvals.
D.
Painting of any building.
Single-Detached and Middle Housing Design Review approval through one of the procedures noted in Section
40.21.15. 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:
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A.

B.
C.

Development constructed or approved prior to [ordinance adoption date] is not subject to Design Review
standards and guidelines and is considered fully conforming to the approvals issued at the time the
development was approved by the City. Existing developments constructed prior to [adoption date] are not
considered nonconforming if they do not meet design standards. If existing development is structurally
damaged or destroyed by casualty, replacement shall occur as follows:
1. If structural damage or destruction is less than or equal to fifty percent (50%) of the existing gross floor
area of the existing development, the area of damage or destruction can be replaced as legally existed on
the site before the casualty loss.
2. If structural damage or destruction is more than fifty percent (50%) of the existing gross floor area of the
existing development, the area of damage or destruction must meet the provisions of this Code in every
regard unless otherwise authorized by the provisions of this Code.
Proposed new free-standing building(s), excluding accessory structures unless otherwise indicated in Section
60.50.05, within an existing development will be subject to all applicable design standards or guidelines.
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.

40.21.15. Application
There are three (3) Single-Detached and Middle Housing Design Review applications which are as follows: Single-Detached
and Middle Housing Design Review One, Single-Detached and Middle Housing Design Review Two, and Single-Detached
and Middle Housing Design Review Three.
1.

Single-Detached and Middle Housing Design Review One.
A.
Threshold. An application for Single-Detached and Middle Housing Design Review One shall be required when
one or more of the following thresholds describe the proposal:
1. Addition, elimination, or change in location of windows.
2. Addition, elimination, or change in location of doors.
3. Demolition or other reduction in square footage of an existing building.
4. Removal of Landscape Trees.
5. New construction of single-detached dwellings or middle housing in the RMA, RMB, or RMC zoning district.
6. Building additions for single-detached dwellings or middle housing in the RMA, RMB, or RMC zoning
districts.
B.
Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code, shall apply to an application
for Single-Detached and Middle Housing Design Review One. The decision-making authority is the Director.
C.
Approval Criteria. In order to approve a Single-Detached and Middle Housing Design Review One application,
the - 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 Single-Detached and Middle Housing Design
Review One application.
2. All City application fees related to the application under consideration by the decision-making authority
have been submitted.
3. The proposal contains all applicable application submittal requirements as specified in Section 50.25.1. of
the Development Code.
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The proposal meets all applicable Site Development Requirements of Section 20.05.15. of the
Development Code unless the applicable provisions are subject to an Adjustment, Planned Unit
Development, or Variance application which shall be already approved or considered concurrently with
the subject proposal.
5. The proposal, which is not an addition to an existing building, is consistent with all applicable Design
Standards in Section 60.05.60 (Design Standards and Guidelines for Single-Detached Dwellings and Middle
Housing).
6. If applicable, the proposed addition to an existing building and/or site, and only that portion of the building
and/or site containing the proposed improvements, complies with the applicable design standards of
Section 60.05.60.
7. The proposal complies with all other applicable provisions in CHAPTER 60 (Special Requirements).
8. The proposal complies with the grading standards outlined in Section 60.15.10 or approved with an
Adjustment or Variance.
9. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
D.
Submission Requirements. An application for Single-Detached and Middle Housing Design Review One 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 Single-Detached and Middle Housing Design Review One
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.
E.
Conditions of Approval. The decision making authority may impose conditions on the approval of a SingleDetached and Middle Housing Design Review One application to ensure compliance with the approval criteria.
F.
Appeal of a Decision. Refer to Section 50.60.
G.
Expiration of a Decision. Refer to Section 50.90.
H.
Extension of a Decision. Refer to Section 50.93.
Single-Detached and Middle Housing Design Review Two.
A.
Threshold. An application for Single-Detached and Middle Housing Design Review Two shall be required when
the following threshold describes the proposal:
1. A project meeting the Single-Detached and Middle Housing Design Review One thresholds which does not
meet an applicable design standard.
B.
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Single-Detached and Middle Housing Design Review Two. The decision making authority is the Director.
C.
Approval Criteria. In order to approve a Single-Detached and Middle Housing Design Review Two 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 Single-Detached and Middle Housing Design
Review Two application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal contains all applicable application submittal requirements as specified in Section 50.25.1. of
the Development Code.
4. The proposal meets all applicable Site Development Requirements of Section 20.05.15. of the
Development Code unless the applicable provisions are subject to an Adjustment, Planned Unit
Development, or Variance application which shall be already approved or considered concurrently with
the subject proposal.
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If the development is proposed on an existing lot that does not meet minimum density, the proposal
meets the requirements of Section 20.25.05.D.
6. The proposal is consistent with all applicable Design Standards or applicable Type 2 Design Guidelines in
Section 60.05.60. (Design Standards and Guidelines for Single-Detached Dwellings and Middle Housing).
7. The proposal complies with all other applicable provisions in CHAPTER 60 (Special Requirements).
8. The proposal complies with the grading standards outlined in Section 60.15.10 or approved with an
Adjustment or Variance.
9. The proposal complies with all applicable provisions of Section 40.03.1 (Facilities Review Committee).
10. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
D.
Submission Requirements. An application for a Single-Detached and Middle Housing Design Review Two 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 Single-Detached and Middle Housing Design Review Two
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.
E.
Conditions of Approval. The decision-making authority may impose conditions on the approval of a SingleDetached and Middle Housing Design Review Two application to ensure compliance with the approval criteria.
F.
Appeal of a Decision. Refer to Section 50.65.
G.
Expiration of a Decision. Refer to Section 50.90.
H.
Extension of a Decision. Refer to Section 50.93.
Single-Detached and Middle Housing Design Review Three.
A.
Threshold. An application for Single-Detached and Middle Housing Design Review Three shall be required when
the following threshold describes the proposal:
1. A project meeting the Single-Detached and Middle Housing Design Review One thresholds which chooses
to meet two or more applicable Type 3 Design Guidelines.
B.
Procedure Type. The Type 3 procedure, as described in Section 50.45. of this Code, shall apply to an application
for Single-Detached and Middle Housing Design Review Three. The decision making authority is the Planning
Commission.
C.
Approval Criteria. In order to approve a Single-Detached and Middle Housing 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 Single-Detached and Middle Housing Design
Review Three application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposal contains all applicable application submittal requirements as specified in Section 50.25.1. of
the Development Code.
4. The proposal meets all applicable Site Development Requirements of Section 20.05.15. of the
Development Code unless the applicable provisions are subject to an Adjustment, Planned Unit
Development, or Variance application which shall be already approved or considered concurrently with
the subject proposal.
5. If the development is proposed on an existing lot that does not meet minimum density, the proposal
meets the requirements of Section 20.25.05.D.
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E.

F.
G.
H.

The proposal is consistent with all applicable Type 3 Design Guidelines of Section 60.05.60. (Design
Standards and Guidelines for Single-Detached Dwellings and Middle Housing), except where the applicant
elects to respond to the applicable corresponding Design Standard(s) or applicable Type 2 guideline(s).
7. The proposal complies with all applicable provisions in CHAPTER 60 (Special Requirements).
8. The proposal complies with the grading standards outlined in Section 60.15.10 or approved with an
Adjustment or Variance.
9. The proposal complies with all applicable provisions of Section 40.03.1 (Facilities Review Committee).
10. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
Submission Requirements. An application for a Single-Detached and Middle Housing 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 Single-Detached and Middle Housing 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.
Conditions of Approval. The decision-making authority may impose conditions on the approval of a SingleDetached and Middle Housing Design Review Three application to ensure compliance with the approval
criteria.
Appeal of a Decision. Refer to Section 50.70.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.
***

40.45. Land Division and Reconfiguration [ORD 4487; August 2008]
40.45.05. Purpose.
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 rightof-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).
Commentary: Land Division Applications
Section 20.05.15.D, which currently permits lot area averaging as part of a land division in the R5, R7,
and R10 zones, is proposed to be deleted (See Chapter 20 for additional discussion). Therefore, the
references below to Section 20.05.15.D are also proposed to be removed.

Beaverton HOP – Draft BDC Amendments

4/29/2022

277Page 25

Exhibit 4

Beaverton Development Code

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]
1.

Property Line Adjustment.
A.
Threshold. An application for Property Line Adjustment shall be required when one or more of the following
thresholds apply [ORD 4405; October 2006]:
1. The changing of a common boundary of two (2) lots of record where the number of lots or parcels does
not change; except a proposal meeting the threshold for a Replat One under Section 40.45.15.2., or Replat
Two under Section 40.45.15.3., shall be processed as a Replat and not as a Property Line Adjustment. [ORD
4584; June 2012]
2. More than one Property Line Adjustment application may be processed concurrently, provided the
threshold in Section 40.45.15.1.A.1. is met.
B.
Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code, shall apply to an
application for Property Line Adjustment. The decision making authority is the Director.
C.
Approval Criteria. In order to approve a Property Line Adjustment 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 Property Line Adjustment.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The Property Line Adjustment does not conflict with any existing City land use approval, public easement,
or previous condition of approval applied to the subject property.
4. An additional lot or parcel is not created.
5. The Property Line Adjustment is consistent with all applicable provisions of CHAPTER 20 (Land Uses) or
Section 70.03 (Downtown Zoning and Streets) if the site is located within the Downtown Design District,
unless the applicable provisions are modified by means of one or more applications which shall be already
approved or considered concurrently with the Property Line Adjustment.
6. The proposal is consistent with all applicable provisions of CHAPTER 60 (Special Regulations), unless the
applicable provisions are modified by means of one or more applications which shall be already approved
or considered concurrently with the Property Line Adjustment..
7. All critical facilities and services have, or can be improved to have, adequate capacity to serve the
reconfigured lots.
8. The proposal will not eliminate pedestrian or vehicle access to the affected properties.
9. The proposal does not create a parcel which will have more than one (1) zoning designation.
10. The application contains all required submittal materials as specified in Section 50.25.1. of the
Development Code.
11. Applications and documents related to the request requiring further City approval shall be submitted to
the City in the proper sequence.
[ORD 4404; October 2006] [ORD 4462; January 2008] [ORD 4487; August 2008]
D.

Submission Requirements. An application for a Lot Line Adjustment 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 Lot Line Adjustment application shall be accompanied by the information required by the
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application form, and by Section 50.25. (Application Completeness), and any other information identified
through a Pre-Application Conference.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Property
Line Adjustment application to ensure compliance with the approval criteria. All Property Line Adjustment
decisions shall also require that:
1. The Applicant shall provide evidence to the City that a conveyance instrument conforming to the approved
Property Line Adjustment has been recorded at Washington County.
2. [ORD 4405; October 2006] The applicant for a Property Line Adjustment shall file a record of survey with
the County as required by Oregon Revised Statutes Chapter 92. The record of survey shall be subject to
review by the City as part of the Property Line Adjustment application, and shall not be subject to further
review under Section 40.45.15.8. (Final Land Division). [ORD 4584; June 2012]
[ORD 4487; August 2008]

2.

F.
Appeal of a Decision. Refer to Section 50.60.
G.
Expiration of a Decision. Refer to Section 50.90.
H.
Extension of a Decision. Refer to Section 50.93.
Replat One. [ORD 4487; August 2008]
A.
Threshold. An application for Replat One shall be required when any of the following thresholds apply: [ORD
4584; June 2012]
1. The reconfiguration of lots, parcels, or tracts within a single existing plat that decreases or consolidates
the number of lots, parcels, or tracts in the plat; [ORD 4584; June 2012]
2. The creation of a plat for land that has never been part of a previously recorded plat where no new lots
or parcels are proposed. [ORD 4584; June 2012]
[ORD 4584; June 2012]
B.

C.

Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code, shall apply to an application
for Replat involving only the consolidation of lots and not triggering any of the thresholds in Section
40.45.15.3.A.1. through 40.45.15.3.A.3. The decision making authority is the Director. [ORD 4584; June 2012]
Approval Criteria. In order to approve a Replat One 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 Replat One. [ORD 4584; June 2012]
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposed Replat does not conflict with any existing City approval, except the City may modify prior
approvals through the Replat process to comply with current Code standards and requirements.
3.4. The application is consistent with applicable requirements of Chapter 20 and Chapter 60, 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.
4.5. Oversized lots or parcels (“oversized lots”) resulting from the Replat shall have a size and shape that
facilitates 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 lots and future potential development on oversized lots. Easements and rights-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]
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]
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D.

Preserves a designated Historic Resource or Significant Natural Resource (Tree, Grove, Riparian Area,
Wetland, or similar resource); or,
b) Complies with minimum density requirements of the Development Code, provides appropriate lot
size transitions adjacent to differently zoned properties, minimizes grading impacts on adjacent
properties, and where a street is proposed, provides a standard street cross section with sidewalks.
[ORD 4584; June 2012]
6. If lot area averaging standards are proposed pursuant to Section 20.05.15.D, no further applications for
Adjustment or Variance from this standard are required or permitted. [ORD 4584; June 2012] [ORD 4782;
April 2020]
7.6. If phasing is requested by the applicant, the requested phasing plan meets all applicable City standards
and provides for necessary public improvements for each phase as the project develops.
8.7. The proposal will not eliminate pedestrian, utility service, or vehicle access to the affected properties.
[ORD 4584; June 2012]
9.8. The proposal does not create a parcel or lot which will have more than one (1) zoning designation.
10.9.Applications and documents related to the request requiring further City approval shall be submitted to
the City in the proper sequence.
Submission Requirements.
1. An application for a Replat One shall be made by the owner(s) 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 Replat One application shall be accompanied by the information
required by the application form, and the information required by Section 50.25. (Application
Completeness), and any other information identified through a Pre-Application Conference. [ORD 4584;
June 2012]

[ORD 4584; June 2012]
E.

3.

Conditions of Approval. The decision making authority may impose conditions on the approval of a Replat One
application to ensure compliance with the approval criteria. [ORD 4584; June 2012]
F.
Appeal of a Decision. Refer to Section 50.60.
G.
Expiration of a Decision. Refer to Section 50.90. [ORD 4584; June 2012]
H.
Extension of a Decision. Refer to Section 50.93.
Replat Two. [ORD 4487; August 2008] [ORD 4584; June 2012]
A.
Threshold. An application for Replat Two shall be required when any of the following thresholds apply:
1. Within an existing plat, new right of way is dedicated to the public or existing right of way is vacated and
more than one (1) property is affected by the dedication; provided, however, no public right-of-way shall
be vacated without the applicant first obtaining approval under Section 40.75. (Street Vacations);
2. Within an existing plat, a public easement is conveyed, removed, or modified in such a way that it affects
more than one (1) property owner (i.e., multiple properties under different ownership);
3. The reconfiguration of lots, parcels, or tracts affecting more than one (1) recorded plat, or where the
perimeter boundary of a recorded plat would change as a result of the proposed reconfiguration. [ORD
4498; January 2009]
B.
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Replat Two. The decision making authority is the Director.
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Approval Criteria. In order to approve a Replat Two 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 Replat Two.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
2.3. The application is consistent with applicable requirements of Chapter 20 and Chapter 60, 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.
3.4. The proposed Replat Two does not conflict with any existing City approval, except the City may modify
prior approvals through the Replat process to comply with current Code standards and requirements.
4.5. Oversized lots or parcels (“oversized lots”) resulting from the Replat shall have a size and shape that
facilitates 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 lots and future potential development on oversized lots. Easements and rights-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.
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:
a) Preserves a designated Historic Resource or Significant Natural Resource (Tree, Grove, Riparian Area,
Wetland, or similar resource); or,
b) Complies with minimum density requirements of the Development Code, provides appropriate lot
size transitions adjacent to differently zoned properties, minimizes grading impacts on adjacent
properties, and where a street is proposed, provides a standard street cross section with sidewalks.
6. If lot area averaging standards are proposed pursuant to Section 20.05.15.D, no further applications for
Adjustment or Variance from this standard are required or permitted. [ORD 4782; April 2020]
7.6. If phasing is requested by the applicant, the requested phasing plan meets all applicable City standards
and provides for necessary public improvements for each phase as the project develops.
8.7. The proposal will not eliminate pedestrian, utility service, or vehicle access to the affected properties.
9.8. The proposal does not create a parcel or lot which will have more than one (1) zoning designation.
10.9.Applications and documents related to the request requiring further City approval shall be submitted to
the City in the proper sequence.
Submission Requirements.
1. An application for a Replat Two shall be made by the owner(s) 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 Replat Two application shall be accompanied by the information
required by the application form, and the information required by Section 50.25. (Application
Completeness), and any other information identified through a Pre-Application Conference.
2. The Director may consider and act upon a request to develop a Replat Two in phases. If the Replat Two is
to be phased, the applicant shall propose a phasing program in writing at the time of the Replat Two
application submittal. The applicant is responsible for providing a time schedule for the final platting of
the various phases. In no case shall the total time period for the final platting of all stages be greater than
five (5) years without filing a new application.
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Conditions of Approval. The decision making authority may impose conditions on the approval of a Replat Two
application to ensure compliance with the approval criteria.
F.
Appeal of a Decision. Refer to Section 50.60.
G.
Expiration of a Decision. Refer to Section 50.90. Except where a phasing program is approved under
40.45.15.2.D.2, the filing of a Final Land Division application in accordance with Section 40.45.15.7. shall occur
within two (2) years of the date of Replat Two approval. For a phased project, the total time period for the
filing of a final plat, shall not exceed five (5) years from the date of the City’s final Replat Two approval decision.
After five (5) years, unless otherwise vested, the Replat Two approval shall expire.
H.
Extension of a Decision. Refer to Section 50.93.
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 one (1) lot of record (parent parcel)
in one (1) calendar year. [ORD 4487; August 2008] [ORD 4584; June 2012]
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.
C.
Approval Criteria. In order to approve a Preliminary Partition 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 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]
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The application is consistent with applicable requirements of Chapter 20 and Chapter 60, 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.
3.4. 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.
4.5. Oversized parcels (oversized lots) resulting from the Partition shall have a size and shape that facilitates
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 rights-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. Oversized parcels in the RMA (except
for multi-dwelling structures), RMB and RMC zones shall be subject to provisions in Section 20.25.05.d.
[ORD 4584; June 2012]
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]
a) Preserves a designated Historic Resource or Significant Natural Resource (Tree, Grove, Riparian Area,
Wetland, or similar resource); or,
b) Complies with minimum density requirements of the Development Code, provides appropriate lot
size transitions adjacent to differently zoned properties, minimizes grading impacts on adjacent
properties, and where street improvements are proposed, provides a standard street cross section
with sidewalks. [ORD 4584; June 2012]

Beaverton HOP – Draft BDC Amendments

4/29/2022

282Page 30

Exhibit 4

Beaverton Development Code
6.

5.

If lot area averaging standards are proposed pursuant to Section 20.05.15.D, no further applications for
Adjustment or Variance from this standard are required or permitted. [ORD 4782; April 2020]
7.6. For proposals which create a parcel with more than one zoning designation the portion of the lot within
each zoning district shall meet the minimum lot size and dimensional requirements of that zoning district.
[ORD 4782; April 2020]
8.7. 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] [ORD 4782; April 2020]
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 Pre-Application Conference. [ORD 4487; August
2008]
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.
F.
Appeal of a Decision. Refer to Section 50.65.
G.
Expiration of a Decision. Refer to Section 50.90. The filing of a Final Land Division application in accordance
with Section 40.45.155.7. shall occur within two (2) years of the date of Preliminary Partition approval. [ORD
4265; October 2003] [ORD 4487; August 2008]
H.
Extension of a Decision. Refer to Section 50.93.
Preliminary Subdivision.
A.
Threshold. An application for Preliminary Subdivision shall be required when the following threshold applies:
1. The creation of four (4) or more new lots from at least one (1) lot of record in one (1) calendar year. [ORD
4487; August 2008]
B.
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Preliminary Subdivision. The decision making authority is the Director.
C.
Approval Criteria. In order to approve a Preliminary Subdivision 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:
[ORD 4487; August 2008]
1.

The application satisfies the threshold requirements for a Preliminary Subdivision application. 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]
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
2.3. The application is consistent with applicable requirements of Chapter 20 and Chapter 60, 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.
3.4. The proposed development does not conflict with any existing City approval, except the City may modify
prior approvals through the subdivision process to comply with current Code standards and requirements.
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4.5. Oversized lots resulting from the subdivision shall have a size and shape which will facilitate 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
subdivision and future potential development on oversized lots. Easements and rights-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]
5.6. If phasing is requested by the applicant, the requested phasing plan meets all applicable City standards
and provides for necessary public improvements for each phase as the project develops.
6. 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]
a) Preserves a designated Historic Resource or Significant Natural Resource (Tree, Grove, Riparian Area,
Wetland, or similar resource); or,
b) Complies with minimum density requirements of the Development Code, provides appropriate lot
size transitions adjacent to differently zoned properties, minimizes grading impacts on adjacent
properties, and where a street is proposed provides a standard street cross section with sidewalks.
[ORD 4584; June 2012]
7. If lot area averaging standards are proposed pursuant to Section 20.05.15.D, no further applications for
Adjustment or Variance from this standard are required or permitted. [ORD 4782; April 2020]
8.7. For proposals which create a parcel with more than one zoning designation the portion of the lot within
each zoning district shall meet the minimum lot size and dimensional requirements of that zoning district.
[ORD 4782; April 2020]
9.8. Applications and documents related to the request requiring further City approval shall be submitted to
the City in the proper sequence.
Submission Requirements.
[ORD 4487; August 2008]
1.

E.
F.
G.

An application for a Preliminary Subdivision 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 Preliminary Subdivision 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.
2. The Director may consider and act upon a request to develop a subdivision in phases. If the subdivision is
to be phased, the applicant shall propose a phasing program in writing at the time of Preliminary
Subdivision application submittal. The applicant is responsible for providing a time schedule for the final
platting of the various phases. In no case shall the total time period for the final platting of all stages be
greater than five (5) years without filing a new Preliminary Subdivision application.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Preliminary
Subdivision application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.65.
Expiration of a Decision. Refer to Section 50.90. Except where a phasing program is approved under Section
40.45.15.4.C.7., the filing of a Final Land Division application in accordance with Section 40.45.15.7. shall occur
within two (2) years of the date of Preliminary Subdivision approval. For a phased project, the total time period
for the filing of a final plat, shall not exceed five (5) years from the date of the City’s final Preliminary Subdivision
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6.
7.

Approval decision. After five (5) years, unless otherwise vested, the preliminary approval shall expire. [ORD
4265; October 2003] [ORD 4487; August 2008]
H.
Extension of a Decision. Refer to Section 50.93.
Preliminary Fee Ownership Partition.
***
Preliminary Fee Ownership Subdivision.
***
Commentary: Final Land Division
The proposed amendments to the Final Land Division application incorporate Expedited Land Divisions
and Middle Housing Land Divisions. Both types of land division require approval of Final Land Division in
order for the process to be completed. See below for further discussion.

8.

Final Land Division.
A.
Threshold. An application for Final Land Division shall be required when the following threshold applies:
1. A proposal to finalize a previously approved Preliminary Partition, Preliminary Subdivision, Preliminary
Fee Ownership Partition, Preliminary Fee Ownership Subdivision, Replat Two, Expedited Land Division,
Preliminary Middle Housing Land Division, or Legal Lot Determination, as applicable. [ORD 4487; August
2008] [ORD 4584; June 2012]
B.
Procedure Type. The Type 1 procedure, as described in Section 50.35. of this Code, shall apply to an application
for Final Land Division, except a Final Land Division shall not be required for a Replat One approval which
involves only the consolidation of lots pursuant to Section 40.45.15.2.A.1. The decision making authority is the
Director. [ORD 4498; January 2009]
C.
Approval Criteria. In order to approve a Final Land Division 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:
[ORD 4487; August 2008]
1.
2.

D.

The application satisfies the threshold requirements for a Final Land Division.
All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The application contains all applicable submittal materials as specified in Section 50.25.1. of the
Development Code. [ORD 4265; October 2003]
4. The Final Land Division substantially conforms to the previously approved and unexpired Preliminary
Partition, Preliminary Subdivision, Preliminary Fee Ownership Partition, Preliminary Fee Ownership
Subdivision, or Replat Two, Expedited Land Division, or Preliminary Middle Housing Land Division. [ORD
4584; June 2012]
5. Applications and documents related to the Final Land Division requiring further City approval shall be
submitted to the City in the proper sequence.
Submission Requirements. An application for a Final Land Division 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, that if the preliminary land division approval was on an application signed by
fewer than all the owners of the subject property, as allowed in conjunction with Section 40.47. (Legal Lot
Determination), the City may similarly approve a final plat application made by fewer than all the owners of
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E.
F.
G.

the subject property. The Final Land Division 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.
Appeal of a Decision. Refer to Section 50.60.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.

Commentary: Expedited Land Division
Expedited Land Division (ELD) is a state-required procedure. The current code simply refers to the
Oregon Revised Statutes (ORS) for the application requirements. However, Middle Housing Land
Divisions (MHLD) will be added to the code (see subsection 10, below), and they are required to follow
the same state-mandated procedure as ELDs. Since the procedural requirements for ELDs and MHLDs
are being added to Section 50.53, the proposed amendments below incorporate the application-related
ORS requirements for ELDs into the code. Incorporating the requirements into the BDC, rather than
referencing the ORS, will make the application requirements more readily accessible to both applicants
and City staff.
9.

Expedited Land Division.
An application for and any appeal of an eExpedited lLand dDivision shall be subject to the provisions in this Code and
in ORS 197.360 through ORS 197.380.
A.

B.

Threshold. For an Expedited Land Division application to be considered, the following eligibility criteria must
be met:
1. The land is zoned for residential use and is within the urban growth boundary.
2. The land is solely for the purpose of residential use, including recreational or open space uses accessory
to residential use.
3. The land division will not provide for dwellings or accessory buildings to be located on land that is
specifically mapped and designated in the comprehensive plan and land use regulations for full or partial
protection of natural features under the statewide planning goals that protect open spaces, scenic and
historic areas, and natural resources.
4. The land division satisfies minimum street or other right-of-way connectivity standards established by the
City’s acknowledged land use regulations.
5. The land division will result in development that either:
a) Creates enough lots or parcels to allow building residential units at 80 percent or more of the
maximum net density permitted by the zoning designation of the site; or
b) Will be sold or rented to households with incomes below 120 percent of the median family income
for the county in which the project is built.
Procedure Type. Unless the applicant requests to use the procedure set forth in Section 40.45.15.4.B. or
40.45.15.5.B., as applicable, the procedure described in Section 50.53. of this Code shall apply to an application
for Expedited Land Division. The decision making authority is the Director.

Beaverton HOP – Draft BDC Amendments

4/29/2022

286Page 34

Exhibit 4

Beaverton Development Code
C.

D.

E.
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Approval Criteria. In order to approve a Preliminary Expedited Land Division 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 application satisfies the eligibility requirements for an Expedited Land Division application.
2. The application satisfies the approval criteria for a Preliminary Partition or Preliminary Subdivision (Section
40.45.15.4. or 40.45.15.5.), as applicable.
Submission Requirements. In addition to the requirements of Section 40.45.15.4. or 40.45.15.5., as applicable,
an application for an Expedited Land Division shall describe the manner in which the proposed division complies
with each of the provisions of Section 40.45.15.9.A.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Preliminary
Expedited Land Division application to ensure compliance with the approval criteria.
Appeal of a Decision. Refer to Section 50.53.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Refer to Section 50.93.

Commentary: Preliminary Middle Housing Land Division
A new section is proposed for Middle Housing Land Divisions. This special type of land division was
established by Senate Bill 458 (SB 458) in June 2021. SB 458 allows lot divisions for middle housing,
enabling dwelling units to be sold and owned individually without the need to go through the
condominium conversion process. Starting on July 1, 2022, the legislation requires cities to allow land
divisions for any HB 2001 middle housing type (duplexes, triplexes, quadplexes, townhouses, and
cottage clusters) built in accordance with the cities’ middle housing code provisions adopted under HB
2001 (encoded in statute as ORS 197.758).
SB 458 establishes a special review procedure that cities must follow in processing Middle Housing Land
Divisions (the same procedure as required for Expedited Land Divisions). The legislation also limits the
review criteria and conditions of approval that cities can apply, and it applies other specifications and
restrictions. These statutory requirements are reflected in the draft amendments below. The proposed
amendments to Chapter 50 also incorporate the review procedure for Expedited and Middle Housing
Land Divisions, instead of referring to the ORS procedure (as the Code currently does for Expedited Land
Divisions).
As allowed by SB 458, the City proposes to allow concurrent submittal/review of Middle Housing Land
Division applications with the corresponding development application for the proposed middle housing.
10. Preliminary Middle Housing Land Division.
A.
Applicability. A middle housing land division is a partition or subdivision of a lot within the RMA, RMB, or RMC
zoning districts on which middle housing has been developed or approved for development under the
provisions of this Code and ORS 197.758. Middle housing land divisions are regulated by this Code and ORS 92.
B.
Threshold. An application for Preliminary Middle Housing Land Division shall be required when the following
threshold applies:
Beaverton HOP – Draft BDC Amendments
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C.

D.

E.

The creation of two (2) or more new lots from at least one (1) lot of record lot within the RMA, RMB, or
RMC zoning district on which middle housing has been developed or approved for development under
the provisions of this Code and ORS 197.758.
Procedure Type. Unless the applicant requests to use the procedure set forth in Section 40.45.15.4.B. or
40.45.15.5.B., as applicable, the procedure described in Section 50.53. of this Code shall apply to an application
for Preliminary Middle Housing Land Division. The decision making authority is the Director.
Approval Criteria. In order to approve a Preliminary Middle Housing Land Division 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 application satisfies the threshold requirements for a Preliminary Middle Housing Land Division
application. If the parent lot is subject to a pending Legal Lot Determination under Section 40.47., further
division of the parent lot shall not proceed until all of the provisions of Section 40.47.15.1.C. have been
met.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. The proposed development does not conflict with any existing City approval, except the City may modify
prior approvals through the land division process to comply with current Code standards and
requirements.
4. The middle housing development complies with the Oregon Residential Specialty Code and the applicable
BDC middle housing regulations, including but not limited to, the provisions in Chapters 20 and 60. To
demonstrate compliance with this criterion, the applicant shall submit approved building permits
demonstrating that existing or proposed structures comply with the Oregon Residential Specialty Code
and BDC middle housing regulations.
5. Separate public utilities will be provided for each dwelling unit.
6. Easements will be provided as necessary for each dwelling unit on the site for:
a) Locating, accessing, replacing, and servicing all utilities;
b) Pedestrian access from each dwelling unit to a private or public road;
c) Any common use areas or shared building elements;
d) Any dedicated driveways or parking; and
e) Any dedicated common area.
7. Exactly one dwelling unit will be located on each resulting lot (referred to as middle housing child lots),
except for lots or tracts used as common areas, on which no dwelling units will be permitted.
8. Buildings or structures on a resulting child lot will comply with applicable building codes provisions relating
to new property lines.
9. Notwithstanding the creation of new child lots, structures or buildings located on the newly created lots
will comply with the Oregon Residential Specialty Code.
10. Where a resulting child lot abuts a street that does not meet City standards, street frontage improvements
will be constructed and, if necessary, additional right-of-way will be dedicated, pursuant to Section 60.55.
11. Applications and documents related to the request requiring further City approval shall be submitted to
the City in the proper sequence.
Submission Requirements. In addition to the items listed in Section 40.45.15.4. or 40.45.15.5. (as applicable),
an application for a Preliminary Middle Housing Land Division shall include the following:
1. A description of the manner in which the proposed division complies with each of the provisions of Section
40.45.15.10.D necessary to demonstrate:
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2.

3.

How buildings or structures on a resulting child lot will comply with applicable building codes
provisions related to new property lines; and
b) Notwithstanding the creation of new lots, how structures or buildings located on the newly created
child lots will comply with the Oregon Residential Specialty Code.
Copies of a plat showing the following details:
a) Separate utilities for each dwelling unit, demonstrating compliance with approval criterion
40.45.15.10.D.5.
b) Existing or proposed easements necessary for each dwelling unit on the plan, demonstrating
compliance with approval criterion 40.45.15.10.D.6.
Copies of all required easements in a form approved by the City Attorney.

Commentary: Conditions of Approval
Most of the proposed provisions regarding conditions of approval for Middle Housing Land Divisions are
requirements of SB 458. For example, the standard prohibiting the City from requiring an individual child
lot to have street frontage or its own driveway, vehicle access, or parking (subsection 1.d) is mandated
by SB 458.
An additional proposed standard that is not a direct SB 458 requirement (subsection 1.d) would require
that all site improvements needed to satisfy applicable standards of the BDC must be constructed prior
to issuance of a Certificate of Occupancy for the development. This is intended to ensure that, for
example, all pedestrian pathways required for a cottage cluster development are installed before a
resident can occupy one of the dwellings.
F.

G.

Conditions of Approval.
1. The decision making authority may impose conditions on the approval of a Preliminary Middle Housing
Land Division application to:
a) Ensure compliance with the approval criteria.
b) Prohibit further division of the resulting child lots.
c) Require that a notation appear on the final plat indicating:
i.
The approval was given under ORS 92.
ii. The type of middle housing approved on the subject site and noting that this middle housing
type shall not altered by the middle housing land division.
iii. Accessory dwelling units are not permitted on child lots resulting from a middle housing land
division.
d) Require that all site improvements required to satisfy applicable standards of the BDC have been
constructed prior to issuance of a Certificate of Occupancy for the development.
2. In accordance with ORS 92, the decision making authority shall not impose conditions of approval
requiring that a child lot require driveways, vehicle access, parking, or minimum or maximum street
frontage.
Appeal of a Decision. Refer to Sections 50.53.I. and J.
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Expiration of a Decision. The preliminary approval of a Middle Housing Land Division is void if and only if a final
Middle Housing Land Division plat is not approved within three (3) years of the preliminary approval. Refer to
Section 50.90.
Extension of a Decision. Refer to Section 50.93.
***

40.65. Solar Access
40.65.05. Purpose.
The purpose of Solar Access is to protect solar access to solar features on lots designated or used as a single-detached
dwelling under some circumstances. It authorizes owners of such lots to apply for an approval that, if granted, prohibits
solar features from being shaded by certain future vegetation on and off the permittee's site. This Section is carried out
by the approval criteria listed herein.

40.65.10. Applicability.
The Solar Access application shall be applicable to single-detached dwellings in the City’s Standard and Low Density
Residential zoning districts.

40.65.15. Application.
There is a single Solar Access application which is subject to the following requirements.
1.

Solar Access.
A.
Threshold. An application for Solar Access shall be required when the following threshold applies:
1. Protection of a solar feature from being shaded is requested.
B.
Procedure Type. The Type 2 procedure, as described in Section 50.40. of this Code, shall apply to an application
for Solar Access. The decision making authority is the Director.
C.
Approval Criteria. In order to approve a Solar Access 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 Solar Access application.
2. All City application fees related to the application under consideration by the decision making authority
have been submitted.
3. Non-exempt vegetation on the applicant's property does not shade the solar feature.
4. Applications and documents related to the request, which will require further City approval, shall be
submitted to the City in the proper sequence.
D.
Submission Requirements. An application for a Solar Access 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
Solar Access 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.
E.
Conditions of Approval. The decision making authority may impose conditions on the approval of a Solar Access
application to ensure compliance with the approval criteria. In addition to imposing other conditions to ensure
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compliance with the approval criteria, the decision making authority may also impose the following conditions
when applicable:
1. The party to whom the City grants a Solar Access approval shall cause to be recorded: the approval, legal
descriptions of the properties affected by the approval, the solar access height limit, and the approved
site plan in the office of the Washington County Recorder with the deeds to the properties affected by it,
indexed by the names of the owners of the affected properties, and pay the fees for such filing before the
approval is effective. [ORD 4584; June 2012]
2. If not in place at the time of the Solar Access approval, the solar feature shall be installed within one (1)
year of the approval after which time, unless installation has occurred, the approval shall expire. [ORD
4584; June 2012]
3. An owner of property restricted by a Solar Access approval shall be responsible for and pay all costs for
keeping non-exempt vegetation from exceeding the solar access height limit. However, vegetation
identified as exempt on the approved site plan, vegetation an owner shows was planted in the ground on
or before the date an application for a Solar Access approval is filed, and solar friendly vegetation are
exempt from the Solar Access approval.
Appeal of a Decision. Refer to Section 50.65.
Expiration of a Decision. Refer to Section 50.90.
Extension of a Decision. Previous approval of Solar Access proposal shall not be extended.
***

40.90. Tree Plan [ORD 4348; May 2005]
40.90.05. 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. The purpose of a Tree Plan application is to provide a mechanism to
regulate pruning, removal, replacement, and mitigation for removal of Protected Trees (Significant Individual Trees,
Historic Trees, trees within Significant Groves and Significant Natural Resource Areas (SNRAs)), and Community Trees thus
helping to preserve and enhance the sustainability of the City’s urban forest. This Section is carried out by the approval
criteria listed herein and implements the SNRA, Significant Grove, Significant Individual Tree, and Historic Tree
designations as noted or mapped in Comprehensive Plan Volume III.

40.90.10. Applicability.
Different types of resources require different levels of protection. No Tree Plan is required for the following actions:
1.

2.
3.
4.
5.

Removal of up to four (4) Community Trees, or up to 10% of the number of Community Trees on the site, whichever
is greater, within a one (1) calendar year period. Properties one-half acre or less in size developed with a detached
dwelling may remove any number of Community Trees.
Removal and pruning of any hazardous, dead, or diseased tree when the tree is identified as such by a certified
arborist or by the City Arborist and the removal is required by the City.
In the event of an emergency requiring tree removal or pruning prior to the City Arborist’s determination, if evidence
justifies the emergency removal after the fact, then no tree plan is required for removal.
Minor pruning, as defined in CHAPTER 90.
Pruning of trees consistent with the Vision Clearance requirements of the Engineering Design Manual. [ORD 4397;
August 2006]

Beaverton HOP – Draft BDC Amendments

4/29/2022

291Page 39

Exhibit 4

Beaverton Development Code
6.
7.
8.

9.

10.
11.
12.

13.

14.
15.
16.
17.

Pruning of trees by the utility provider for above ground utility power lines following acceptable arboricultural
standards and practices.
Pruning of trees to maintain the minimum 8 foot clearance above a sidewalk.
Removal or pruning of the following nuisance tree species anywhere in the city: Lombardy Poplar (Populus nigra),
and birch (Betula sp.). Where Lombardy Poplar or birch trees are part of an approved landscape plan, Design Review
approval is required for the removal of the Landscape Trees. [ORD 4584; June 2012]
Removal and pruning of the following nuisance tree species in Significant Groves and SNRAs: Norway maple (Acer
platanoides), Tree-of-Heaven (Ailanthus altissima), Golden Chain Tree (Laburnum watereri), and English or Common
Hawthorn (Crataegus monogyna). [ORD 4584; June 2012]
Removal of a tree or nonnative vegetation listed as a Nuisance or Prohibited Plant on Metro’s Native the City of
Portland’s Nuisance Plant List or in Clean Water Services’ Design and Construction Standards.
Within SNRAs and Significant Groves, planting of native vegetation listed on the Metro’s Native Plant List or in Clean
Water Services’ Design and Construction Standards when planted with non-mechanized hand held equipment.
Removal of any tree associated with a public street and sidewalk improvement project that meet A. or B. and C: [ORD
4659; June 2015]
A.
Improvements within an existing public vehicular right-of-way; or
B.
Improvements to a public vehicular right-of-way in order to meet functional classification standards, such as
widening or half-street improvements; and
C.
The proposed improvements do not exceed the minimum width standards of the Engineering Design Manual.
Trails within SNRAs and Significant Groves meeting all of the following:
A.
Construction must take place between May 1 and October 30 with hand held equipment;
B.
Trail widths must not exceed 30 inches and trail grade must not exceed 20 percent;
C.
Trail construction must leave no scars greater than three inches in diameter on live parts of native plants; and
D.
Trails must be placed outside the top of bank of any stream, river, or pond, and
E.
Trails must be 100% pervious.
Street Trees are covered by the Beaverton Municipal Code and Section 60.15.15.6.
Landscape Trees are covered by Section 40.20. (Design Review) and Section 60.60. (Trees and Vegetation).
Enhancement activities conducted by a public agency for the sole purpose of improving the ecological health of forest
and water resources.
Removal of a tree(s) by the City of Beaverton or Clean Water Services that is within five (5) feet of a section of existing
sanitary or storm sewer line that is in need of emergency repair and/or maintenance within a SNRA when no
reasonable alternative exists. [ORD 4397; August 2006]
***

40.96. Wireless Facility [ORD 4332; January 2005]
40.96.05. Purpose.
The purpose of the wireless facility application is to ensure the review and implementation of the regulations for the
construction and use of wireless communication facilities in the City of Beaverton. The section is consistent with FCC
Declaratory Rulings and current federal laws, and is intended to minimize potential adverse visual, aesthetic, and safety
impacts of wireless communication facilities on residential neighborhoods, and on the community as a whole by
establishing review standards for the use, placement, and design of wireless communication facilities. This Section is
carried out by the approval criteria listed herein. [ORD 4595; February 2013]
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40.96.10. Applicability.
The development, installation, and modification of wireless facilities listed in CHAPTER 20 (Land Uses) or Section 70.15
(Downtown Zoning and Streets) if the site is located within the Downtown Design District, for each zoning district shall be
subject to the provisions of this section.
[ORD 4799, 01/08/2021; ORD 4804, 08/13/2021]
Effective on: 8/13/2021

40.96.15. Application.
There are three (3) Wireless Facility applications which are as follows: Wireless Facility One, Wireless Facility Two, and
Wireless Facility Three.
1.

Wireless Facility One.
A.
Threshold. An application for Wireless Facility One shall be required when one or more of the following
thresholds apply:
[ORD 4595; February 2013]
1.

2.

3.

4.
5.
6.

7.
8.

In any zoning district, replacement of transmission equipment (antennas) or a collocation of a wireless
communication facility on an existing tower or structure approved as a wireless facility that does not
constitute a substantial change in size of the tower and is an eligible facility request as defined by federal
law.
In any zoning district, attachment of a new wireless communication facility to existing or new buildings or
structures that are not exclusively used for single-detachedfamily residential or multi-dwellingfamily
residential purposes, and that utilize stealth design.
In any zoning district, attachment of wireless communications facilities to existing structures, tower
structures or pole structures that constitute a substantial change in size of the tower and is an eligible
facilities request as defined by federal law that meets the height standard of the zoning district.
In industrial, multiple use, or commercial zoning districts, direct-to-home satellite service having antennas
greater than one (1) meter in diameter.
In industrial, multiple use, or commercial zoning districts, installation of up to and including two (2) ground
or building roof-mounted satellite antennas greater than two meters in size.
In any zoning district, installation of one (1) replacement tower for an existing tower approved to support
one (1) carrier where the replacement tower will accommodate collocation opportunity while
remaining consistent with previous land use approvals.
In any zoning district, attachment of antennas to tower structures or pole structures other than those
used for cellular phone service, street lights or traffic signals.
In any zoning district, installation of new ground or roof equipment to an existing wireless communication
facility or base station.
***
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Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 50 - PROCEDURES
[ORD 4702; January 2017]
Contents:

50.05. Initiation of an Application.
50.10. Withdrawal of an Application.
50.15. Classification of Applications.
50.20. Pre-Application Conference.
50.25. Application Completeness.
50.30. Neighborhood Review Meeting.
50.35. Type 1.
50.40. Type 2.
50.45. Type 3.
50.50. Type 4.
50.53. Expedited Land Division.
50.55. Conduct of Planning Commission Hearing.
50.57. Time Limits on Planning Commission Hearing Testimony.
50.58. Testimony, Exhibits, and Other Evidence before the Planning Commission.
50.60. Appeal of a Type 1 Decision.
50.65. Appeal of a Type 2 Decision.
50.70. Appeal of a Type 3 Decision.
50.75. City Council Consideration of a Type 4, Street Vacation, Non-Discretionary Annexation
Related Zoning Map Amendment, Quasi-Judicial Zoning Map Amendment, and Discretionary
Annexation Related Zoning Map Amendment Application.
50.80. Conduct of Planning Commission Appeal Hearing.
50.82. Time Limits on Planning Commission Appeal Hearing Testimony.
50.83. Testimony, Exhibits, and Other Evidence before the Planning Commission.
50.85. Conduct of the City Council Appeal Hearing.
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50.87. Time Limits on City Council Appeal Hearing Testimony.
50.88. Testimony, Exhibits, and Other Evidence before the City Council.
50.89. Withdrawal of an Appeal.
50.90. Expiration of a Decision.
50.93. Extension of a Decision.
50.95. Modification of a Decision.
50.97. Permit Renewal. [ORD 4513; August 2009]
50.99. Re-Application or Supplemental Application after Denial.
***

50.35. Type 1.
1.

2.

Except for Non-Discretionary Annexation Related Zoning Map Amendment applications, the decision making
authority for all Type 1 applications shall be the Director. For Non-Discretionary Annexation Related Zoning Map
Amendment applications, the decision making authority shall be the City Council.
Except for Non-Discretionary Annexation Related Zoning Map Amendment applications, the decision making
authority shall approve, approve with conditions, or deny an application subject to a Type 1 procedure within 120
approximately twenty eight (28) calendar days after the date the application was deemed or determined to be
complete, pursuant to ORS 227.178. In the case of a Type 1 application for a site that is identified on the Local Wetland
Inventory (LWI), the decision shall be made within forty (40) calendar days. In either case, aAn applicant may request
in writing a continuance of the time for decision by the Director, not to exceed a total of 245 180 calendar days from
the date the application was deemed or determined to be complete, pursuant to ORS 227.178. The decision making
authority shall issue a decision prior to the conclusion of the continuance of time. The decision making authority may
consider new evidence the applicant introduces with or after such request for continuance. [ORD 4312; July 2004]
***
Commentary: Section 50.53
The proposed revisions to Section 50.53 incorporate special procedures for Expedited Land Divisions and
Middle Housing Land Divisions, which are not considered “land use permits” as defined by the BDC and
by state law. Procedures for Expedited and Middle Housing Land Divisions are specified by state statute.
The current code simply refers to the ORS for Expedited Land Division procedures. Senate Bill 458 (2021)
specifies that cities must also apply the same procedures to Middle Housing Land Divisions.
Incorporating the procedures into the BDC, rather than referencing the ORS, will make the process
requirements more readily accessible to both applicants and City staff.

50.53. Expedited Land Division and Middle Housing Land Division.
An application for and any appeal of an eExpedited land divisions and Middle Housing Land Divisions shall be subject to
the process provisions in ORS 197.360 through ORS 197.380, and in this section. Where conflicts arise between this section
and ORS 197.360 and 197.380, the provisions of the ORS shall control.
1.

The decision making authority for all Expedited and Middle Housing Land Division applications shall be the Director.
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2.

Preliminary Partition and Subdivision Procedures for Expedited and Middle Housing Land Divisions. Unless the
applicant requests to use the procedures set forth in Section 50.40 or 50.45, the following procedure shall be used
for an Expedited Land Division, as described in ORS 197.360, or a Middle Housing Land Division, as described in ORS
92. An Expedited or Middle Housing Land Division is not a land use decision or a limited land use decision under ORS
197.015 or a permit under ORS 215.402 or 227.160.
A.
Completeness Review.
1. If the application for an Expedited or Middle Housing Land Division is incomplete, the City shall notify the
applicant of exactly what information is missing within twenty-one (21) days of receipt of the application
and allow the applicant to submit the missing information. For purposes of computation of time, the
application shall be deemed complete on the date the applicant submits the requested information or
refuses in writing to submit it.
2. If the application was complete when first submitted or the applicant submits the requested additional
information within 180 days of the date the application was first submitted, approval or denial of the
application shall be based upon the standards and criteria that were applicable at the time the application
was first submitted.
B.
Notice of Application.
1. On receipt of a complete application, written notice shall be provided to owners of property within 100
feet of the entire contiguous site for which the application is made and to the Chair of the NAC in which
the subject site is located. Notice shall also be provided to any local government or special district agency
responsible for providing public services or facilities to the subject site. The notification list shall be
compiled from the most recent property tax assessment roll. For purposes of appeal to the referee under
ORS 197.375, this requirement shall be deemed met when the local government can provide an affidavit
or other certification that such notice was given.
2. The notice shall include the following information:
a) The deadline for submitting written comments.
b) A statement that issues that may provide the basis for an appeal to the referee must be raised in
writing prior to the expiration of the comment period.
c) A statement that issues must be raised with sufficient specificity to enable the City to respond to the
issue.
d) The applicable criteria for the decision.
e) The place, date and time that comments are due.
f) A time and place where copies of all evidence submitted by the applicant will be available for review.
g) The street address or other easily understood geographical reference to the subject property.
h) The name and telephone number of a City contact person.
i)
A brief summary of the local decision-making process for the land division decision being made.
C.
There shall be a fourteen (14)-day period to allow for submission of written comments prior to the Director’s
decision.
D.
There shall be no public hearing on the application.
E.
The Director shall make a decision to approve or deny the application within 63 days of receiving a completed
application.
A.F. The Director’s decision shall be based on applicable elements of the BDC and Comprehensive Plan. An approval
may include conditions to ensure that the application meets the applicable land use regulations.
G.
Notice of the decision shall be provided to the applicant and to those who received notice under Section
50.53.2.B.1. within 63 days of the date of a completed application. The notice of decision shall include:
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H.

I.

B.J.

1. A summary statement explaining the determination; and
2. An explanation of appeal rights under ORS 197.375.
Failure to approve or deny application within specified time.
1. Except as provided in Section 50.53.2.H.2, if the City does not make a decision on an Expedited or Middle
Housing Land Division within 63 days after the application is deemed complete, the applicant may apply
in the Washington County circuit court for a writ of mandamus to compel the City to issue the approval.
The writ shall be issued unless the City shows that the approval would violate a substantive provision of
the applicable land use regulations or the requirements of ORS 197.360. A decision of the circuit court
under this section may be appealed only to the Court of Appeals.
2. After seven days’ notice to the applicant, the City Council may, at a regularly scheduled public meeting,
take action to extend the 63-day time period to a date certain for one or more applications for an
Expedited or Middle Housing Land Division prior to the expiration of the 63-day period, based on a
determination that an unexpected or extraordinary increase in applications makes action within 63 days
impracticable. In no case shall an extension be to a date more than 120 days after the application was
deemed complete. Upon approval of an extension, the provisions of ORS 197.360 to 197.380, including
the mandamus remedy provided by Section 50.53.2.H.1., shall remain applicable to the Expedited or
Middle Housing Land Division, except that the extended period shall be substituted for the 63-day period
wherever applicable.
The applicant, or any person or organization who files written comments in the comment period established
under Section 50.53.2.C., may appeal the Director’s decision within fourteen (14) days of the mailing of the
decision notice. The appeal shall be based solely on allegations as listed in ORS 197.375(1)(c)(A) through
(1)(c)(D) and shall be accompanied by a $300 deposit for costs which is refundable if the appellant prevails.
The Director shall appoint a referee to decide the appeal decision and the appointed referee shall comply with
ORS 197.375(3) through (6) when issuing a decision. The referee may not be a City employee or official.
***

Commentary: Section 50.90
SB 458 specifies that “The tentative approval of a middle housing land division is void if and only if a final
subdivision or partition plat is not approved within three years of the tentative approval.” In other
words, decisions for middle housing land divisions expire within three years unless the final plat is
completed. This expiration period differs from other land use decisions in the BDC and has been
incorporated below.
Single-Detached Middle Housing Design Review One, Two, and Three applications have also been added
below.

50.90. Expiration of a Decision.
1.

Except as otherwise specifically provided in a specific decision or in this Code, a final decision made pursuant to this
Chapter shall expire automatically on the following schedule unless the approval is enacted either through
construction or establishment of use within the specified time period.
[ORD 4265; October 2003] [ORD 4332; January 2005] [ORD 4388; May 2006] [ORD 4397; August 2006] [ORD 4487;
August 2008] [ORD 4498; January 2009] [ORD 4584; June 2012] [ORD 4662; September 2015]

Beaverton HOP – Draft BDC Amendments

4/29/2022

297 Page 4

Exhibit 4

Beaverton Development Code
A.

Five (5) years from the effective date of decision where phasing of the development is proposed.
Planned Unit Development (Section 40.15.15.4.)
Preliminary Fee Ownership Subdivision (Section 40.45.15.7.)
Preliminary Subdivision (Section 40.45.15.5.)
Replat Two (Section 40.45.15.3.)

B.

Three (3) years from the effective date of decision:
Middle Housing Land Division (Section 40.45.15.10)
B.C. Two (2) years from the effective date of decision:
Accessory Dwelling Unit (Section 40.05.15.1.)
Alteration of a Landmark (Section 40.35.15.1.)
Commercial Timber Harvest (Section 40.90.15.4.)
Conditional Use Section 40.15.15.4.)
Demolition of a Landmark (Section 40.35.15.3.)
Design Review Two (Section 40.20.15.2.)
Design Review Three (Section 40.20.15.3.)
Single-Detached and Middle Housing Design Review One (Section 40.21.15.1.)
Single-Detached and Middle Housing Design Review Two (Section 40.21.15.2.)
Single-Detached and Middle Housing Design Review Three (Section 40.21.15.3.)
Downtown Design Review Two (Section 40.23.15.2.)
Downtown Design ReEview Three (Section 40.23.15.3.)
Emergency Demolition of a Landmark (Section 40.35.15.2.)
Expedited Land Division (Section 40.45.15.98.)
Final Land Division (Section 40.45.15.87.)
Flexible Setback for Individual Lot With Endorsement (Section 40.30.15.1.)
Flexible Setback for Individual Lot Without Endorsement (Section 40.30.15.2.)
Flexible Setback for a Proposed Residential Land Division (Section 40.30.15.3.)
Food Cart Pod (Section 40.32.15.2)
Major Adjustment (Section 40.10.15.2.)
Major Adjustment-Affordable Housing (Section 40.10.15.4.)
Major Modification of a Conditional Use (Section 40.15.15.2.)
Minor Adjustment (Section 40.10.15.1.)
Minor Adjustment-Affordable Housing (Section 40.10.15.3.)
Minor Modification of a Conditional Use (Section 40.15.15.1.)
Planned Unit Development (Section 40.15.15.4.) when there is no phasing to the development
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Preliminary Fee Ownership Partition (Section 40.45.15.6.)
Preliminary Fee Ownership Subdivision (Section 40.45.15.7.) when there is no phasing to the development
Preliminary Partition (Section 40.45.15.4.)
Preliminary Subdivision (Section 40.45.15.5.) when there is no phasing to the development
Property Line Adjustment (Section 40.45.15.1.)
Public Transportation Facility (Section 40.57.15.1.)
Replat One (Section 40.45.15.2.)
Replat Two (Section 40.45.15.3.) when there is no phasing to the development
Tree Plan One (Section 40.90.15.1.)
Tree Plan Two (Section 40.90.15.2.)
Tree Plan Three (Section 40.90.15.3.)
THPRD Annexation Waiver (Section 40.93.15.)
Variance (Section 40.95.15.1.)
Wireless Facility One (Section 40.96.15.1.)
Wireless Facility Two (Section 40.96.15.2.)
Wireless Facility Three (Section 40.96.15.3.)
Zero Side or Zero Rear Yard Setback for a Proposed Residential Land Division (Section 40.30.15.4.)
Zero Side Yard Setback for a Proposed Non-Residential Land Division (Section 40.30.15.5.)
C.D. One (1) year from the effective date of the decision:
Design Review Compliance Letter (Section 40.20.15.1.)
Downtown Design Review Compliance Letter (Section 40.23.15.1)
Food Cart Pod Modification (40.32.15.1)
Home Occupation One (Section 40.40.15.1.)
Home Occupation Two (Section 40.40.15.2.)
Loading Determination (Section 40.50.15.1.)
Parking Requirement Determination (Section 40.55.15.1.)
Shared Parking (Section 40.55.15.2.)
Sidewalk Design Modification (Section 40.58.15.)
Signs (Section 40.60.15.1.)
Solar Access (Section 40.65.15.1.)
Use of Excess Parking (Section 40.55.15.3.)
D.E. No expiration date:
Director's Interpretation (Section 40.25.15.1.)
Discretionary Annexation Related Zoning Map Amendment (Section 40.97.15.4.).
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Legislative Zoning Map Amendment (Section 40.97.15.2.)
Non-Discretionary Annexation Related Zoning Map Amendment (Section 40.97.15.3.)
Quasi-Judicial Zoning Map Amendment (Section 40.97.15.1.)
Street Vacation (Section 40.75.15.1.)
Text Amendment (Section 40.85.15.1.)
2.

3.
4.

5.

The effective date of the decision for Type 1, Type 2, or Type 3, or Expedited or Middle Housing Land Division
applications shall be the date that the signed land use order is dated and mailed, unless appealed. If a Type 1, Type
2, or Type 3, or Expedited or Middle Housing Land Division application is appealed, the effective date of the decision
shall be the date of the appellate decision making authority’s signed land use order is dated and mailed. The effective
date of decision for a Type 4 application is thirty (30) calendar days after the Mayor signs the ordinance, unless an
emergency is declared in which case the ordinance is effective immediately upon signature of the Mayor.
For a project that contains multiple applications approved concurrently, the expiration date for all these applications
shall be on the latest expiration date. [ORD 4782; April 2020]
A decision shall expire according to Section 50.90.1. unless one of the following occurs prior to the date of expiration:
A.
An application for an extension is filed pursuant to Section 50.93.; or
B.
The development authorized by the decision has commenced as defined herein.
1. The use of the subject property has changed as allowed by the approval;
2. In the case of development requiring construction, a construction permit has been issued and substantial
construction pursuant thereto has taken place; or
3. In the case of development authorized to be done in phases, each phase must be commenced within the
time specified in the approval, or within two (2) years of completion of the prior phase if no time is
specified.
4. The 45 day to five (5) year time begins from the effective date of the decision. Appeal of a decision to
LUBA does not extend the time.
Because of the COVID-19 crisis, the time period for final decisions to expire shall be tolled from March 13, 2020, until
December 31, 2021. For purposes of this section, “toll” means to stop the running of the time period, resulting in an
automatic time extension.

[ORD 4799, 01/08/2021; ORD 4805, 08/20/2021]
Effective on: 8/20/2021

50.93. Extension of a Decision.
1.

2.

3.

An application to extend the expiration date of a decision made pursuant to the Development Code may be filed only
before the decision expires as provided in Section 50.90. or before the decision expires as provided in the appropriate
subsection of the specific application contained in CHAPTER 40 (Applications). [ORD 4584; June 2012]
The following land use decisions are not subject to extensions of time: Director's Interpretation (Section 40.25.),
Home Occupation (Section 40.40.), Expedited Land Division (Section 40.45.15.9.), Preliminary Middle Housing Land
Division (Section 40.45.15.10.), Loading Determination (Section 40.50.), Parking Requirement Determination (Section
40.55.15.1.), Shared Parking (Section 40.54.15.2.), Use of Excess Parking (Section 40.54.15.3.), Sign (Section 40.60.),
Solar Access (Section 40.65.), Temporary Mobile Sales (Section 40.80.15.1.), Temporary Non-Mobile Sales (Section
40.80.15.2.), and all Zoning Map Amendment (Section 40.97.) applications. [ORD 4544; July 2010]
A land use decision may be extended no more than two (2) times.

Beaverton HOP – Draft BDC Amendments

4/29/2022

300 Page 7

Exhibit 4

Beaverton Development Code
4.

5.

6.

Extension of a land use decision for an application not listed in Section 50.93.2. may be granted for a period of time
not to exceed two (2) years, will be subject to a Type 2 review procedure, and must be found to be consistent with
the approval criteria listed in Section 50.93.6. [ORD 4544; July 2010]
Extension requests shall provide mailed public notice to those parties identified in Section 50.40.2. In addition, the
notice shall be mailed to the parties of record contained in the initial land use decision and any prior extension of
time decision. [ORD 4544; July 2010]
In order to approve an extension of time application, the Director shall make findings of fact based on evidence
provided by the applicant demonstrating that all the following criteria are satisfied: [ORD 4365; October 2005]
A.
It is not practicable to commence development within the time allowed for reasons beyond the reasonable
control of the applicant.
B.
There has been no change in circumstances or the applicable regulations or Statutes likely to necessitate
modification of the decision or conditions of approval since the effective date of the decision for which the
extension is sought.
C.
The previously approved land use decision is not being modified in design, use, or conditions of approval.

[ORD 4483; June 2008][ORD 4809, 09/16/2021]
Effective on: 9/16/2021

50.95. Modification of a Decision.
1.

An applicant or successor in interest may file with the Director an application to modify a prior decision that was the
subject of a Type 1, Type 2 or Type 3 procedure. In addition to other requirements, such an application to modify a
prior decision shall describe the nature of the proposed change to the original decision and the basis for that change,
including the applicable facts and law, together with the fee prescribed for that application type necessary to modify
the prior decision. Such an application to modify a prior decision shall be subject to the approval criteria and
development regulations in effect when the Director receives a complete application for the modification.
2. An application for modification is subject to pre-application conference and completeness review; provided, the
Director shall only require an application for modification to contain information that is relevant or necessary to
address the requested change or the facts and regulations on which it is based. An application for modification is not
subject to the neighborhood review meeting requirement.
3. An application for modification does not extend the deadline for filing an appeal and does not stay appeal
proceedings. An application for modification is subject to the 120 day requirement pursuant to ORS 227.178.
4. Only a decision that approves or conditionally approves an application can be modified. A decision denying an
application cannot be modified. Refer to Section 50.99.
4.5. Expedited Land Divisions and Preliminary Middle Housing Land Divisions are not eligible for modification of a decision.
5.6. An application for modification shall be subject to a Type 1, Type 2, or Type 3 procedure as determined by the
Director.
6.7. The process type for an application to modify a decision shall be based upon the thresholds for the appropriate
application listed in CHAPTER 40. In all cases, regardless of the thresholds listed in CHAPTER 40, when a proposed
modification involves a condition of approval, that condition of approval can be modified or removed only by the
same decision making authority that issued the original decision and through the same procedure that was followed
to establish the condition to be modified. Modification or removal of a condition of approval shall only be granted if
the decision making authority determines any one of the following:
A.
The applicant or owner has demonstrated that a mistake of law or fact occurred, and that the mistake was
substantial enough to warrant modification or removal of the condition to correct the mistake.
B.
The condition could not be implemented for reasons beyond the control of the applicant and the modification
will not require a significant modification of the original decision.
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C.
D.

The circumstances have changed to the extent that the condition is no longer needed or warranted.
A new or modified condition would better accomplish the purpose of the original condition.
***
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DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 60 - SPECIAL REQUIREMENTS
Contents:

60.05. Design Review Design Principles, Standards and Guidelines [ORD 4332; January 2005]
60.07. Drive-Up Window Facilities [ORD 4224; August 2002]
60.10. Floodplain Regulations
60.11. Food Cart Pod Regulations
60.12. Habitat Friendly Development Practices
60.15. Land Division Standards [ORD 4224; August 2002] [ORD 4487; August 2008]
60.20. Mobile and Manufactured Home Regulations [ORD 3191; December 1980] [ORD 3739;
September 1990] [ORD 3846; May 1993] [ORD 3899; June 1994]
60.25. Off-Street Loading Requirements [ORD 4224; August 2002]
60.30. Off-Street Parking
60.33. Park and Recreation Facilities and Services Provision [ORD 4388; May 2006]
60.35. Planned Unit Development [ORD 4430; April 2007]
60.40. Sign Regulations
60.45. Solar Access Protection [ORD 3619, September 1988]
60.50. Special Use Regulations
60.55. Transportation Facilities
60.60. Trees and Vegetation [ORD 4224; August 2002] [ORD 4348; May 2005]
60.65. Utility Undergrounding [ORD 4118; September 2000]
60.67. Significant Natural Resources [ORD 4157; May 2001]
60.70. Wireless Communications Facilities [ORD 4248; May 2003]

60.05. Design Review Design Principles, Standards and
Guidelines [ORD 4332; January 2005]
60.05.05. Purpose.
The following design principles, standards and guidelines shall be met by new development and redevelopment where
applicable, throughout the City. [ORD 4584; June 2012]

60.05.10. Design Principles.
The following design principles are general statements to guide the development of the built environment, the appearance
of that development, and the effect of that development on the existing surroundings. The design guidelines and
standards implement these principles. [ORD 4584; June 2012]
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1.

2.

3.
4.

5.

Building Design and Orientation. Design buildings that enhance the visual character of the community and take into
account the surrounding neighborhoods, provide permanence, and create a sense of place. In Residential,
Commercial and Multiple Use districts, design buildings that contribute to a safe, high quality pedestrian-oriented
streetscape.
Multiple Use District Building Orientation and Design. Locate buildings so they are conveniently and safely accessible
from on-site and off-site sidewalks and streets, and so buildings near the edge of a right of way provide a high quality,
pedestrian oriented streetscape, contribute to safety by offering “eyes on the street” and promote pedestrian safety
and use. Provide a pedestrian-friendly environment through building and site design treatments that may vary in
nature and degree depending on the character of the urban area, the characteristics of the street, and the type of
use and development proposed.
Circulation and Parking Design. Provide integrated multi-modal circulation and parking improvements that are safe
and convenient, connect to surrounding neighborhoods and streets, and serve the needs of development.
Landscape, Open Space, and Natural Areas Design. Create landscape areas that contribute to the aesthetics of the
community, conserve, protect, enhance or restore natural features and the natural environment, provide an
attractive setting for buildings, and provide safe, interesting outdoor spaces for residents, customers, employees,
and the community. Whenever possible, utilize native vegetative species which are disease and drought tolerant.
Lighting Design. Provide exterior lighting for buildings, parking lots, pedestrian pathways, vehicular areas, pedestrian
plazas, public open spaces to ensure public safety and convenience, and to minimize excessive illumination on
environmentally sensitive areas, adjoining properties, and streets.

Commentary: 60.05. Design Standards
A new section is proposed in Section 60.05.50, which would provide a new set of design standards for
single-detached dwellings and middle housing. The new standards would only apply in the zones subject
to HB 2001—RMA, RMB, and RMC. Some middle housing types are currently subject to the existing
design standards in Sections 60.05.15 through .30. Therefore, the applicability statements in those
sections have been updated to exclude middle housing development in the HB 2001 zones. The current
design standards in 60.05.15-.30 would continue applying to multi-dwellings and compact detached
housing in HB 2001 zones. The applicability of design standards in all non-HB 2001 zones (including to
middle housing) would remain the same.
A new applicability table is proposed below to help clarify which standards apply to which types of
housing, and in which zones.

60.05.11 Applicability of Design Standards to Residential Uses
For certain types of residential development, the applicability of the Design Standards and Guidelines varies based on
the zoning district. Table 60.05.11. outlines the applicability of the Standards and Guidelines by housing type and zoning
district.

Table 60.05.11. APPLICABILITY OF RESIDENTIAL DESIGN STANDARDS AND GUIDELINES
Housing Type
Single-Detached Dwelling (including
Manufactured Home)
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Table 60.05.11. APPLICABILITY OF RESIDENTIAL DESIGN STANDARDS AND GUIDELINES
Compact Detached Housing

N/A

Duplex

60.05.60

Attached Triplex or Quadplex

60.05.60

Detached Triplex or Quadplex

60.05.60

Townhouses

60.05.60

Cottage Cluster

60.05.60

Multi-Dwelling Structure

60.05.15 – 60.05.30 or
60.05.35 – 60.05.50
N/A
60.05.15 – 60.05.30 or
60.05.35 – 60.05.50
N/A
60.05.15 – 60.05.30 or
60.05.35 – 60.05.50
N/A
60.05.15 – 60.05.30 or
60.05.35 – 60.05.50

60.05.15. Building Design and Orientation Standards.
Unless otherwise noted, all standards apply to all uses in all zoning districts. except RMA, RMB, and RMC. In the RMA,
RMB, and RMC districts, these standards apply to multi-dwellings, compact detached housing, and non-residential uses.
In no case shall the standards apply to middle housing or single-detached dwellings (except compact detached housing)
in the RMA, RMB, or RMC districts.
1.

Building articulation and variety.
A.
Attached residential buildingsMulti-dwellings in all Residential zones, and townhouses in the MR zone, shall be
limited in length to two hundred (200) feet. [ORD 4542; June 2010]
B.
Buildings visible from and within 200 feet of an adjacent public street shall have a minimum portion of the
street-facing elevation(s) and the elevation(s) containing a primary building entrance or multiple tenant
entrances devoted to permanent architectural features designed to provide articulation and variety. These
permanent features include, but are not limited to windows, bays and offsetting walls that extend at least
eighteen inches (18”), recessed entrances, loading doors and bays, and changes in material types. Changes in
material types shall have a minimum dimension of two feet and minimum area of 25 square feet. The
percentage of the total square footage of elevation area is: [ORD 4584; June 2012]
1. Thirty (30) percent in Residential zones, and all uses in Commercial and Multiple Use zones. [ORD 4584;
June 2012]
2. Fifty (50) percent in Commercial zones where glazing is less than thirty-five (35) percent pursuant to
Section 60.05.15.8.A.3.
3. Fifteen (15) percent in Industrial zones. [ORD 4462; January 2008]
In Industrial zones, where the principal use of the building is manufacturing, assembly, fabricating,
processing, packing, storage, wholesale or distribution activities, the above standards shall apply only to
elevations visible from and within 100 feet of an adjacent public street, and elevations that include a
primary building entrance or multiple tenant entrances. [ORD 4659; June 2015]
C.

The maximum spacing between permanent architectural features, both vertically and horizontally, shall be no
more than:
1. Forty (40) feet in Residential zones, and all uses in Commercial and Multiple Use zones. [ORD 4584; June
2012]
2. Sixty (60) feet in Industrial zones.
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3.
D.

Fifteen (15) feet in detached residential developments in Multiple Use zones for walls facing streets,
common greens, and shared courts. [ORD 4782; April 2020]
In addition to the requirements of Section 60.05.15.1.B and C., detached and attached residential building
elevations facing a street, common green or shared court shall not consist of undifferentiated blank walls
greater than 150 square feet in area. Building elevations shall be articulated with architectural features such
as windows, dormers, porch details, alcoves, balconies or bays. [ORD 4542; June 2010]
***

60.05.20. Circulation and Parking Design Standards.
Unless otherwise noted, all standards apply to all uses in all zoning districts. except RMA, RMB, and RMC. In the RMA,
RMB, and RMC districts, these standards apply to multi-dwellings, compact detached housing, and non-residential uses.
In no case shall the standards apply to middle housing or single-detached dwellings (except compact detached housing)
in the RMA, RMB, or RMC districts.
1.

2.

Connections to the public street system.
A.
Pedestrian, bicycle, and motor vehicle connections shall be provided between the on-site circulation system
and adjacent existing and planned streets as specified in Tables 6.1 through 6.6 and Figures 6.1 through 6.23
of the Comprehensive Plan Transportation Element. For properties within the South Cooper Mountain
Community Plan area, pedestrian, bicycle, and motor vehicle connections shall be provided between the onsite circulation system and adjacent existing and planned streets and trails as specified in Figure 10: Community
Plan Street Framework and Figure 11: Community Plan Bicycle & Pedestrian Framework of the South Cooper
Mountain Community Plan. Deviations from Figure 10: Community Street Framework or Figure 11: Community
Plan Bicycle & Pedestrian Framework shall be reviewed through the Planned Unit Development application.
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. [ORD 4531; April
2010]
Loading areas, solid waste facilities and similar improvements.
A.
All on-site service areas, outdoor storage areas, waste storage, disposal facilities, recycling containers,
transformer and utility vaults and similar activities shall be located in an area not visible from a public street or
shall be fully screened from view from a public street. [ORD 4531; April 2010]
B.
Except for manufacturing, assembly, fabricating, processing, packing, storage and wholesale and distribution
activities which are the principle use of a building in Industrial districts, all loading docks and loading zones shall
be located in an area not visible from a public street, or shall be fully screened from view from a public street.
C.
Screening from public view for service areas, loading docks, loading zones and outdoor storage areas, waste
storage, disposal facilities, recycling containers, transformer and utility vaults and similar activities shall be fully
sight-obscuring, shall be constructed a minimum of one foot higher than the feature to be screened, and shall
be accomplished by one or more of the following methods:
1. Solid screen wall constructed of primary an exterior finish materials utilized on one or more primary
buildings,
2. Solid A hedge wall with a minimum of ninety-five (95) percent opacity within two (2) years.
3. Solid wood fence
[ORD 4531; April 2010]
D.

Screening from public view by chain-link fence with or without slats is prohibited.
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E.

3.

Screening of loading zones may be waived in Commercial and Multiple Use zones if the applicant demonstrates
the type and size of loading vehicles will not detract from the project’s aesthetic appearance and the timing of
loading will not conflict with the hours or operations of the expected businesses. [ORD 4584; June 2012]
Pedestrian circulation.
A.
Pedestrian connections shall be provided that link to adjacent existing and planned pedestrian facilities as
specified in Tables 6.1 through 6.6 and Figures 6.1 through 6.23 of the Comprehensive Plan Transportation
Element, and to the abutting public street system and on-site buildings, parking areas, and other facilities
where pedestrian access is desired. For properties within the South Cooper Mountain Community Plan Area,
pedestrian connections shall be provided that link to adjacent existing and planned pedestrian facilities as
specified in Figure 10: Community Plan Street Framework and Figure 11: Community Plan Bicycle & Pedestrian
Framework of the South Cooper Mountain Community Plan and to the abutting public street system and onsite buildings, parking areas, and other facilities where pedestrian access is desired. Deviations from Figure 10:
Community Street Framework or Figure 11: Community Plan Bicycle & Pedestrian Framework shall be reviewed
through the Planned Unit Development application. Pedestrian connections shall be provided except when
one or more of the following conditions exist:
1. Where physical or topographic conditions, such as a grade change of ten (10) feet or more at a property
line to an adjacent pedestrian facility, make connections impractical,
2. Where uses including manufacturing, assembly, fabricating, processing, packing, storage and wholesale
and distribution activities which are the principle use of a building in Industrial districts occur,
3. Where on-site activities such as movement of trucks, forklifts, and other large equipment would present
potential conflicts with pedestrians, or
4. Where buildings or other existing development on adjacent lands physically preclude a connection now
or in the future.
B.
A reasonably direct walkway connection is required between primary entrances, which are the main point(s)
of entry where the majority of building users will enter and leave, and public and private streets, transit stops,
and other pedestrian destinations.
C.
A reasonably direct pedestrian walkway into a site shall be provided for every 300 feet of street frontage or for
every eight aisles of vehicle parking if parking is located between the building and the street. A reasonably
direct walkway shall also be provided to any accessway abutting the site. This standard may be waived when
topographic conditions, man-made features, natural areas, etc. preclude walkway extensions to adjacent
properties.
D.
Pedestrian connections through parking lots shall be physically separated from adjacent vehicle parking and
parallel vehicle traffic through the use of curbs, landscaping, trees, and lighting, if not otherwise provided in
the parking lot design.
E.
Where pedestrian connections cross driveways or vehicular access aisles a continuous walkway shall be
provided and shall be composed of a different paving material than the primary on-site paving material.
F.
Pedestrian walkways shall have a minimum of five (5) foot wide unobstructed clearance and shall be paved
with scored concrete or modular paving materials. In the event that the Americans with Disabilities Act (ADA)
contains stricter standards for any pedestrian walkway, the ADA standards shall apply. [ORD 4531; April 2010]
***

60.05.25. Landscape, Open Space, and Natural Areas Design Standards.
Unless otherwise noted, all standards apply to all uses in all zoning districts. except RMA, RMB, and RMC. In the RMA,
RMB, and RMC districts, these standards apply to multi-dwellings, compact detached housing, and non-residential uses.
In no case shall the standards apply to middle housing or single-detached dwellings (except compact detached housing)
in the RMA, RMB, or RMC districts.
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1.

2.

3.

Minimum landscape requirements for residential developments consisting of two (2) or three (3) units of Attached
Housing or Compact Detached Housing. [ORD 4584; June 2012]
***
Minimum landscape requirements for residential developments consisting of four (4) to seven (7) units of Attached
Housing or Compact Detached Housing.
***
Minimum landscape requirements for residential developments consisting of eight (8) or more units of Attached
Housing or Compact Detached Housing. [ORD 4584; June 2012]
A.
Common open space shall consist of active, passive, or both open space areas, and shall be provided as follows:
1. A minimum of 15% of the gross site area shall be landscaped as defined in Section 60.05.25.4. [ORD 4584;
June 2012]
2. For developments that are part of a Planned Unit Development, provisions of Section 60.35.15.4. shall
apply. [ORD 4486; July 2008]
B.
At least twenty-five (25) percent of the total required open space area shall be active open space. [ORD 4515;
September 2009] [ORD 4542; June 2010] [ORD 4584; June 2012]
C.
For the purposes of this Section, environmentally sensitive areas shall be counted towards the minimum
common open space requirement. Aboveground landscaped water quality treatment facilities shall be counted
toward the minimum common open space requirement.
D.
For the purposes of this Section, vehicular circulation areas and parking areas, unless provided as part of a
common green or shared court, shall not be considered common open space. [ORD 4542; June 2010]
E.
Individual exterior spaces such as outdoor patios and decks constructed to serve individual units shall count
toward the common open space requirement, with the following restrictions: [ORD 4584; June 2012]
1. Only a maximum of 120 square feet per unit may count toward the requirement. [ORD 4584; June 2012]
2. Only patios and decks provided on the ground floor elevation level may count toward the requirement.
[ORD 4584; June 2012]
F.
Common open space shall not abut a Collector or greater classified street as identified in the City’s adopted
Functional Classification Plan, unless that common open space shall be allowed adjacent to these street
classifications where separated from the street by a constructed barrier at least three (3) feet in height.
G.
Common open space shall be no smaller than 640 square feet in area, shall not be divided into areas smaller
than 640 square feet, and shall have minimum length and width dimensions of 20 feet. [ORD 4515; September
2009]
H.
In phased developments, common open space shall be provided in each phase of the development consistent
with or exceeding the requirements for the size and number of dwelling units proposed.60.05.25.3.
I.
Active common open spaces shall be included in all developments, and shall include at least two (2) of the
following improvements:
1. A bench or other seating with a pathway or other pedestrian way;
2. A water feature such as a fountain;
3. A children’s play structure;
4. A gazebo;
5. Community Building Clubhouse;
6. Tennis courts;
7. An indoor or outdoor sports court; or
8. An indoor or outdoor swimming and/or wading pool.
9. Plaza
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J.

The decision-making authority shall be authorized to consider other improvements in addition to those
provided under subsection I, provided that these improvements provide a similar level of active common open
space usage.
4. Additional minimum landscape requirements for Attached Housing and Compact Detached Housing.
***
5. Minimum landscape requirements for non-residential developments and Mixed Use Development.
***
6. Common Greens.
***
7. Retaining walls.
***
8. Fences and walls.
***
9. Minimize significant changes to existing on-site surface contours at residential property lines.
***
10. Integrate water quality, quantity, or both facilities.
***
11. Natural areas.
***
12. Landscape buffering and screening. All new development and redevelopment in the City subject to Design Review
shall comply with the landscape buffering requirements of Table 60.05-2. and the following standards. For purposes
of this Section, a landscape buffer is required along the property lines between different zoning district designations.
A landscape buffer is required for non-residential land uses and parks in Residential zoning districts. Both buffering
standards and side and rear building setback requirements shall be met. Only landscaping shall be allowed in the
landscape buffer areas. Buffer areas and building setback standards are measured from the property line, they are
not additive. Where a yard setback width is less than a landscape buffer width, the yard setback width applies to the
specified buffer designation (B1, B2, or B3 as appropriate). A landscape buffer width cannot exceed a minimum yard
setback dimension. In addition, the buffer area and landscape standard are intended to be continuously applied along
the property line, except as authorized under Section 60.05.45.10. [ORD 4584; June 2012] [ORD 4782; April 2020]
A.
Applicability of buffer standards:
1. The buffer standards shall not be applicable to individual single-detached dwellings or middle housing
dwellings or developmentsfamily buildings on individual parcels..
2. The buffer standards shall not apply to areas where emergency access is required.
3. The buffer standards shall not apply to areas where a public utility easement exists. This exemption only
applies to trees and does not exempt the requirement of shrubs and ground cover.
4. The buffer standards shall not apply along property lines where a non-residential use is already buffered
by a natural feature or an open space dedication, if such a natural buffer or dedication is at least 40 feet
in width, or if the width of the natural feature or open space dedication and the density and quality of
landscaping meet or exceed the applicable landscape buffer standard.
5. The buffer standards shall not apply where required for visual access purposes as determined by the City
Traffic Engineer or City Police. This exemption only applies to trees and shrubs and does not exempt the
requirement of ground cover. [ORD 4531; April 2010]
B.
B1-Low screen buffer: This buffer is intended to provide a minimal amount of transitional screening between
zones. This buffer consists of: 1) one (1) tree having a minimum planting height of six (6) feet for every thirty
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C.

D.

E.

(30) linear feet; and 2) live ground cover consisting of low-height plants, or shrubs, or grass proportionately
spaced between the trees with actual spacing for low height plants or shrubs dependent upon the mature
spread of the vegetation. Bare gravel, rock, bark or other similar materials may be used, but are not a substitute
for ground cover plantings, and shall be limited to no more than twenty-five (25) percent of the required buffer
area. Deciduous trees having a minimum two-inch caliper at time of planting may be planted in the B1 buffer
required for across the street. [ORD 4782; April 2020]
B2-Medium screen buffer: This buffer is intended to provide a moderate degree of transitional screening
between zones. This buffer consists of live ground cover consisting of low-height plants, or shrubs, or grass,
and 1) one (1) tree having a minimum planting height of six (6) feet for every thirty (30) linear feet; 2) evergreen
shrubs which reach a minimum height of four (4) to six (6) feet within two (2) years of planting planted
proportionately between the required evergreen trees. Live ground cover consisting of low-height plants, or
shrubs, or grass shall be planted in the portion of the landscaped area not occupied by trees or evergreen
shrubs. Actual spacing for low height plants or shrubs or evergreen shrubs shall be dependent upon the mature
spread of the selected vegetation. Bare gravel, rock, bark or other similar materials may be used, but are not a
substitute for ground cover plantings, and shall be limited to no more than twenty-five (25) percent of the
required landscape area. Deciduous trees having a minimum two-inch caliper at time of planting may be
planted in the B2 buffer required for across the street. [ORD 4782; April 2020]
B3-High screen buffer: This buffer is intended to provide a high degree of visual screening between zones. This
buffer consists of minimum six (6)-foot high fully sight obscuring fences or walls with an adjoining landscape
area on the interior of the fence when the fence is proposed within three (3) feet of the property line. If the
fence is proposed to be setback from the property line more than three feet, the landscaping shall be on the
exterior of the fence within a landscape area a minimum of five (5) feet in width, with adequate provision of
access and maintenance of the landscaped area. The height of the fence shall be measured from the property
on which the fence is to be located, and, if located on a wall, shall be in addition to the height of the wall. The
landscape area shall be planted with one (1) tree having a minimum planting height of six (6) feet for every
thirty (30) linear feet, filled between with evergreen shrubs which reach a minimum height of four (4) to six (6)
feet within two (2) years of planting. Live ground cover consisting of low-height plants, or shrubs, or grass shall
be planted in the portion of the landscaped area not occupied by trees or evergreen shrubs. Actual spacing for
low height plants or shrubs or evergreen shrubs shall be dependent upon the mature spread of the selected
vegetation. Bare gravel, rock, bark or other similar materials may be used, but are not a substitute for ground
cover plantings, and shall be limited to no more than twenty-five (25) percent of the required landscape area.
[ORD 4782; April 2020]
Changes to buffer widths and standards: Required buffer widths and buffer standards are the minimum
requirements for buffering and screening. Changes in buffer widths and standards shall be reviewed through
the public hearing process, except for the following:
1. A request for a reduction in the buffer width when a B2 or B1 buffer standard is required and the reduction
in buffer width is five (5) feet or less, shall be reviewed through administrative authorization provided that
the next highest buffer standard is implemented.
Requests for changes in buffer widths and buffer standards shall only be authorized in review of the Design
Review Guidelines for Landscape buffering and screening (Section 60.05.45.10.). [ORD 4584; June 2012]
[ORD 4531; April 2010]

F.
G.

Landscaping buffering installation: All required buffering shall be installed prior to occupancy permit issuance.
Pedestrian plazas in buffer areas: For non-residential development in non-residential zoning districts, in which
the building is proposed to be placed at the required front yard buffer line, concrete or brick pavers shall be
authorized in place of required live groundcover, or bark, or grass, for the length of the building for the front
yard only; provided that required trees are still installed, the paved area is connected to the public sidewalk,
and pedestrian amenities including but not limited to benches or tables, are provided.
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13. Community Gardens
***
14. South Cooper Mountain Community Plan Open Space and Natural Resources
A. For properties within the South Cooper Mountain Community Plan area, open space shall be provided on site in
whichever one of the following methods results in the greater amount of open space:
1. Open space shall be equivalent to the square footage of Significant Natural Resource Areas located on
the subject site or;
2. Open space shall be consistent with applicable provisions of Section 60.05.25 Landscape, Open Space,
and Natural Design Standards.
B. Regardless of which method in Section 60.05.25.15.A is used to determine the amount of open space required,
the open space dimensions and amenities shall comply with applicable provisions of Section 60.05.25
Landscape, Open Space, and Natural Design Standards.
C. Natural areas preserved on site may count towards a site’s total open space requirement.
D. A public plaza, or other publicly accessible civic space, with a minimum area of 12,000 square feet shall be
accommodated on the Main Street site within the South Cooper Mountain Community Plan area. Deviations
from this standard shall be subject to review through the Planned Unit Development application.
E. Within the South Cooper Mountain Community Plan area development abutting SW Tile Flat Road, shall provide
a 10-foot wide, B2-Medium screen buffer and shall comply with applicable standards of Section 60.05.25.13.
Proposals being reviewed as a Planned Unit Development as exempt from this standard but shall address all
applicable policies of the South Cooper Mountain Community Plan.
F. Deviations from open space requirements in the South Cooper Mountain Community Plan area shall be
reviewed in one of the following ways:
a. For sites containing Significant Natural Resource Area, deviations to open space requirement shall be
subject to the Planned Unit Development application.
b. For sites not containing Significant Natural Resource Areas, deviations from open space requirements
shall be subject to the Design Review Three application.

60.05.30. Lighting Design Standards.
Unless otherwise noted, all standards apply to all uses in all zoning districts. except RMA, RMB, and RMC. In RMA, RMB,
and RMC, these standards apply only to multi-dwellings, compact detached housing, and non-residential uses.
1.

2.

Adequate on-site lighting and minimal glare on adjoining properties. [ORD 4584; June 2012]
A.
Lighting shall be provided at lighting levels for development and redevelopment in all zoning districts consistent
with the City’s Technical Lighting Standards.
B.
Lighting shall be provided in vehicular circulation areas and pedestrian circulation areas.
C.
Lighting shall be provided in pedestrian plazas, if any developed.
D.
Lighting shall be provided at building entrances.
E.
Canopy lighting shall be recessed so that the bulb or lens is not visible from a public right-of-way.
Pedestrian-scale on-site lighting.
A.
Pole-mounted Luminaires shall comply with the City’s Technical Lighting Standards, and shall not exceed a
maximum of:
1. Fifteen (15) feet in height for on-site pedestrian paths of travel.
2. Twenty (20) feet in height for on-site vehicular circulation areas for residential uses in Residential zoning
districts.
3. Thirty (30) feet in height for on-site vehicular circulation areas in non-residential zoning districts.
4. Fifteen (15) feet for the top deck of non-covered parking structures.
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5.

B.
C.

The height of the poles for on-site pedestrian ways and on-site vehicular circulation areas shall be
measured from the site’s finished grade.
6. The height of the poles on the top deck of non-covered parking structures shall be measured from the
finished floor elevation of the top deck.
7. The poles and bases for pole-mounted luminaires shall be finished or painted a non-reflective color.
Non-pole-mounted luminaires shall comply with the City’s Technical Lighting Standards.
Lighted bollards when used to delineate on-site pedestrian and bicycle pathways shall have a maximum height
of forty-eight (48) inches.

60.05.35. Building Design and Orientation Guidelines.
Unless otherwise noted, all guidelines apply in all zoning districts.
1.

Building articulation and variety.
***

2.

Primary building entrances.
***

3.

Exterior building materials.
***

4.
5.
6.

Screening of equipment.
***
Building location and orientation in Commercial and Multiple Use zones.
***
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 single-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]
***

60.05.50. Lighting Design Guidelines.
Unless otherwise noted, all guidelines apply to all uses in all zoning districts, except RMA, RMB, and RMC. In RMA, RMB,
and RMC, these guidelines apply only to multi-dwellings, compact detached housing, and non-residential uses.
1.
2.

3.

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)
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)
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)
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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]
***
Commentary: 60.05.60. Design Standards and Guidelines for Single-Detached Dwellings and Middle
Housing
Below is a proposed new section that provides a new set of design standards and guidelines for singledetached and middle housing. Some of the standards (e.g., tree planting and tree preservation) would
apply to all single-detached and middle housing types, while others would apply only to a subset of
types or to one housing type (e.g., cottage cluster design standards). Generally, these standards are
geared toward ensuring single-detached dwellings and middle housing contribute to a pedestrianfriendly street environment, and also respond to community concerns raised during the engagement
process for the Housing Options Project.
The City’s Preferred Approach (as updated in the 12/8/21 memo to Planning Commission) specifies the
following standards: Entries, Windows, Garages and Off-Street Parking Areas, Open Space, Tree
Planting/Preservation, Townhouse Design, and Cottage Cluster Design. Some other proposed standards
are adapted from the state’s Middle Housing Model Code and address things like driveway access and
parking design.
The corresponding design guidelines are intended as an alternative, flexible, and discretionary option
that applicants may choose instead of meeting one or more of the design standards.

60.05.60. Design Standards and Guidelines for Single-Detached
Dwellings and Middle Housing.
1.

2.

Applicability.
a.

Unless otherwise noted, the standards and guidelines in this section apply to single-detached dwellings
(including manufactured homes but excluding compact detached housing) and middle housing in the RMA,
RMB, and RMC zoning districts. Compact detached housing is subject to the standards in Sections 60.05.15 –
60.05.30.

b.

These standards and guidelines do not apply to middle housing created through conversion of, or addition to,
an existing single-detached dwelling; however, the conversion or addition shall not increase nonconformance
with these standards or guidelines.

c.

If a duplex, triplex, quadplex, or cottage cluster has been divided by a middle housing land division, the
standards and guidelines that are applicable to the lot or applicable on a per-lot basis shall apply to the
middle housing parent lot, not to the middle housing child lots.

Design Guidelines and Standards for Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes. Unless
otherwise noted, single-detached dwellings (including manufactured homes), duplexes, triplexes, and quadplexes
shall meet the standards of this section.
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Commentary: Main Entries and Windows
The proposed standards below are specified in the City’s Preferred Approach. These standards are
generally intended to promote community interaction in neighborhoods by requiring windows and
doors to face the street or a shared outdoor space. These features encourage visual connections
between residences and the street, ensure entrances are visible from the street or shared spaces, and
provide details that make facades more interesting to passers-by.

Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline

Design Standard

Entries
S1. At least one entry to each structure containing at least one
dwelling shall meet the standards in 60.05.60.2.S1a and
60.05.60.2.S1b. See Figure 5.
An entry is a building opening designed to be used by pedestrians. It
does not include any door exclusively designated as an emergency
exit, any door that leads to a utility room or closet, or a garage door
not designed as a pedestrian entrance.

G1a. Type 3. Some entries, especially those
closest to the street, shall be accessible from
the street. From the street and on-site parking
areas, pedestrians shall be able to see some
entries and identify pedestrian routes to other
entries on the site.
G1b. Type 2. Design Standard S1 shall be met.

a. The entry shall be within 10 feet of the longest street-facing
wall of the dwelling unit; and
b. The entry shall comply with one of the following:
1. Face a public or private street;
2. Be at an angle of up to 45 degrees from the street;
3. Open onto a porch or an outdoor space, such as a
patio, stoop, forecourt, or mezzanine. The porch or
outdoor space shall be at least 25 square feet in area
and at least one entrance to the porch or outdoor
space shall face the street; or
4. Face an outdoor open area that is shared by at least
two dwellings and is adjacent to the street. Adjacent
means that some part of the open area is within 10
feet of a lot line that abuts a street.
c. The following are exempt from this standard:
1. Any detached structure for which more than 50
percent of its public or private street-facing facade is
separated from the street property line by another
dwelling as seen in plan view from the front lot line.
2. Manufactured homes are exempt from this standard.
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Figure 5
Main Entry Options
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline

Design Standard

Windows
G2a. Type 3. The number, size, and placement
of windows shall provide the opportunity for a
visual connection between the residential
living area of units and the street for units that
are near the street.
G2b. Type 2. The required window and door
percentage may be reduced to 12 percent if
the decision-making authority makes findings
of fact based on evidence provided by the
applicant demonstrating that all the following
criteria are satisfied:

S2. A minimum of 15 percent of the area of all public or private streetfacing facades shall include windows or entrance doors. Half of the
a. Special conditions or circumstances
window area in the door of an attached garage may count toward
exist on the site that make it physically meeting this standard. See Figure 6.
difficult or impossible to meet the
a. Any detached structure for which more than 50 percent of its
applicable development standard for
public or private street-facing facade is separated from the
an otherwise acceptable proposal and
street
property line by another dwelling, as seen in plan view
the special conditions and
from the front lot line, is exempt from this standard.
circumstances do not result from the
b.
Manufactured
homes are exempt from this standard.
actions of the applicant and such
conditions and circumstances do not
merely constitute financial hardship or
inconvenience; and
b. At least 12 percent of the area of all
public or private street-facing facades
includes windows or entrance doors,
excepting facades that are not visible
from the street because other
structures are between the façade and
the street.
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Figure 6
Street-Facing Windows

Commentary: Outdoor Open Area
The proposed approach to new open area standards is outlined in the City’s Preferred Approach and
refined in the 12/8/21 Planning Commission memo. According to the Preferred Approach, community
members during public engagement expressed a desire for outdoor open areas to provide opportunities
for interaction with neighbors, friends, and passers-by. The standards ensure that the land not covered
by buildings is of an adequate size to be usable for outdoor recreation or relaxation.
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Outdoor Open Area
G3a. Type 3. Developments shall ensure
opportunities for outdoor relaxation or
recreation.
a. The outdoor open area shall be of an
adequate size and shape to be usable
for active or passive uses.
b. The outdoor open area may be
accessible to all units. Alternatively,
the outdoor open area may be
provided through private outdoor
space, such as decks or patios,
provided each unit has access to an
adequate outdoor space.
G3b. Type 2. For lots with an area that is equal
to or greater than 3,000 square feet, an
applicant may reduce the minimum required
outdoor open area required in S3.a2 or S3.a3
by up to 20 percent if:
a. The applicant demonstrates that
special conditions or circumstances
exist on the site that make it physically
difficult or impossible to meet the
applicable development standard for
an otherwise acceptable proposal and
the special conditions and
circumstances do not result from the
actions of the applicant and such
conditions and circumstances do not
merely constitute financial hardship or
inconvenience.
b. At least one portion of the required
outdoor open area shall be shaped so
a 10-foot by 10-foot square can fit
inside of it and, when possible, be
accessible to all units.

Design Standard

S3. Outdoor Open Area Standards. An outdoor open area is a
common area for use by residents of a single-detached dwelling,
duplex, triplex, quadplex or townhouse. An outdoor open area may
function as a community yard.
a. Minimum Required Outdoor Open Area. Single-detached
dwellings, duplexes, triplexes and quadplexes shall meet the
following minimum outdoor open area standards.
1. For lots with an area of less than 3,000 square feet, a
minimum of 200 square feet of open area is required
per lot.
2. For lots with an area that is equal to or greater than
3,000 square feet and less than 7,000 square feet, a
minimum of 300 square feet of open area is required
per lot.
3. For lots with an area of 7,000 square feet or greater, a
minimum of 500 square feet of open area is required
per lot.
b. Design Requirements
1. At least one portion of the required outdoor open area
shall be shaped so a 12-foot by 12-foot square can fit
inside of it and be accessible to all units.
2. Required open area may be in rear yard or side yard
setback areas but shall not be in front yard setbacks.
3. Except as required in subsection 1, the required
outdoor open area may be shared by two or more
dwellings or may be provided through private outdoor
space such as decks or patios.
4. The outdoor open area shall be developed with a mix
of landscaping, groundcover, lawn, pedestrian ways,
and/or paved courtyard area, and may also include
recreational amenities. Impervious elements of the
outdoor open area shall not exceed 75 percent of the
total outdoor open area.

Commentary: Tree Planting and Tree Preservation
These standards and incentives are outlined in the 12/8/21 Planning Commission memo, with some
standards specified in the Preferred Approach. The standards ensure that at least one tree is planted if
Beaverton HOP – Draft BDC Amendments
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there is adequate space on the site. More trees are required where there is more room for planting. In
lieu of planting new trees, existing mature trees may be retained. To further encourage preservation of
existing mature trees, developments that retain mature trees are allowed to have somewhat larger
buildings than would otherwise be permitted (i.e., they receive a Floor Area Ratio bonus).

Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Tree Planting and Tree Preservation

Design Standard
S4. Developments that add a dwelling unit, except for conversions or
additions to existing single-detached dwellings to create middle
housing, shall meet the tree planting requirements in 60.05.60.1.S4.a
and the planting standards in 60.05.60.1.S4.b, unless they meet the
tree preservation or in-lieu fee standards of 60.05.60.1.S4.c or
60.05.60.1.S4.d.

G4. Design Standard S4 shall be met.

Beaverton HOP – Draft BDC Amendments

a. Tree Planting Requirements. For these standards, the tree
planting area equals 30 percent of the site or the site area
minus the building footprint of existing and proposed
development, whichever is smaller. Sites with at least 50
square feet of available tree planting area (the required area
for a small tree, provided in 60.05.60.1.S4.c) shall be subject to
the requirements in S4.a.1.
1. The tree planting area shall be planted with some
combination of large, medium, or small trees from the
City’s approved street tree list or a tree list for private
property trees as designated by the Director at the
rates listed below. The City’s tree list indicates the
minimum planting area for each tree size.
i. Large trees (those listed for 8-foot planting
areas): 1 large tree counts toward 1,200
square feet of the tree planting area.
ii. Medium trees (those listed for 4-foot or 6-foot
planting areas): 1 medium tree counts toward
600 square feet of the tree planting area.
iii. Small trees (those listed for 3-foot planting
areas): 1 small tree counts toward 300 square
feet of the tree planting area.
2. The minimum area required to plant trees, by type, is:
i. Large tree: 150 square feet, including a 10foot-by-10-foot area within that 150 square
feet.
ii. Medium tree: 75 square feet, including a 6foot-by-6-foot area within that 75 square feet.
iii. Small tree: 50 square feet, including a 3-footby-3-foot area within that 50 square feet.
4/29/2022
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline

Design Standard
b. Planting Standards for Required Trees.
1. Required trees may not be planted within 6 feet of
structures or 3 feet of property lines at the perimeter
of the site.
2. Trees planted to meet other BDC requirements, such
as buffer requirements, shall also count toward the
tree planting requirement.
3. Trees shall be a type and species identified by the City
of Beaverton Street Tree List or a tree list for private
property trees as designated by the Director.
4. Deciduous trees shall have a minimum caliper of 1.5
inches and shall be balled and burlapped.
5. Evergreen trees shall be a minimum of 8 feet in height
at the time of planting.
6. Areas subject to Clean Water Services regulations
including stormwater facilities, vegetated corridors,
and sensitive natural areas shall be planted consistent
with Clean Water Services requirements.
7. Tree planting is subject to City tree planting and
establishment requirements.
8. Trees planted under the standards in this section are
not considered Landscape Trees.
c. Tree Preservation.
1. Existing non-nuisance trees that are preserved on the
site shall satisfy the planting requirements of
60.05.60.1.S4.a as follows:
i. Trees that are at least 1.5 inches DBH and less
than 6 inches DBH count toward 600 square
feet of required tree planting area.
ii. For trees 6 inches or more DBH, every full 6inch increment in DBH shall count toward an
additional 600 feet of required tree planting
area.
2. For every existing non-exempt surveyed tree that is
preserved, development may have an additional 150
square feet of building area over the maximum floor
area ratio (FAR), up to a maximum additional 0.15 FAR
or additional 600 square feet, whichever is less.
3. Community trees that are preserved trees shall be
classified as Landscape Trees and will be subject to
Chapter 40 and Chapter 60. Protected trees that are
preserved shall remain classified as Protected Trees.

Beaverton HOP – Draft BDC Amendments
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline

Design Standard
d. In-Lieu Fee. In lieu of meeting the planting requirements of
60.05.60.1.S4.a, applicants may contribute to the Tree
Preservation Fund at a rate designated by the City Council.

South Cooper Mountain Community Plan Open Space and Natural Resources
For properties in the South Cooper Mountain
Community Plan area without Significant
Natural Resource Areas on the site, the
following guidelines apply if S5 cannot be met.
G5a.Type 3. Developments shall ensure
opportunities for outdoor relaxation or
recreation.
1. The outdoor open area shall be of an
adequate size and shape to be usable for
active or passive uses.
2. The outdoor open area may be accessible
to all units. However, if special conditions
or circumstances exist on the site that
make it physically difficult to provide
access, then the outdoor open area does
not need to be accessible to all units.
G5b. Type 2. For lots with an area that is equal
to or greater than 3,000 square feet, an
applicant may reduce the minimum required
outdoor open area required in S3.a2 or S3.a3
by up to 20 percent if:
1. The applicant demonstrates that special
conditions or circumstances exist on the
site that make it physically difficult or
impossible to meet the applicable
development standard for an otherwise
acceptable proposal and the special
conditions and circumstances do not
result from the actions of the applicant
and such conditions and circumstances
do not merely constitute financial
hardship or inconvenience.
2. At least one portion of the required
outdoor open area shall be shaped so a
10-foot by 10-foot square can fit inside of
it and, when possible, be accessible to all
units.
Beaverton HOP – Draft BDC Amendments

S5. For properties within the South Cooper Mountain Community Plan
area,
a. An outdoor open area shall be provided on site in whichever
one of the following methods results in the greater amount of
outdoor open area:
1. Outdoor open area shall be equivalent to the square
footage of Significant Natural Resource Area located
on the subject site or;
2. Outdoor open area shall be consistent with applicable
standards of Section 60.05.60.2.S3 Outdoor Open
Area.
b. Regardless of which method is used to determine the amount
of outdoor open area required, the outdoor open area
dimensions, amenities and other features shall comply with
applicable provisions of Section 60.05.60.2.S3
c. Significant Natural Resource Areas preserved on a site and
placed within a conservation easement or conservation tract,
recorded with a deed restriction, may count toward a site’s
total outdoor open area requirement, provided applicable
provisions in Section 60.05.60.2.S3 are met.
d. Tree Planting and Tree Preservation areas, as outlined in
Section 60.05.60.2.S4 may also count toward a site’s total
outdoor open area requirement, provided applicable
provisions in Section 60.05.60.2.S4 are met.
e. Within the South Cooper Mountain Community Plan area
development abutting SW Tile Flat Road, shall provide a 10foot wide, B2-Medium screen buffer and shall comply with
applicable standards of Section 60.05.25.13. Proposals being
reviewed as a Planned Unit Development as exempt from this
standard but shall address applicable policies of the South
Cooper Mountain Community Plan.
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Properties within the South Cooper Mountain
Community Plan area with Significant Natural
Resource Areas on the site, shall meet Design
Standard S5 unless proposal is reviewed as a
Planned Unit Development.

Design Standard

Grading at Residential Property Lines
G6a. Type 3. For changes to existing on-site
surface contours at residential property lines,
the perimeters of properties shall be graded in
a manner to avoid conflicts with abutting
residential properties such as drainage
impacts, damage to tree root zones, and
blocking sunlight.

S6. Where grading is proposed, the requirements listed in Section
60.15.10 shall apply.

Notwithstanding the requirements of 60.15.10.3, grading within 25
feet of a property line shall not change the existing slopes by more
than 10 percent within a tree root zone of an identified Significant
Individual Tree, identified Historic Tree, or a tree within an identified
Significant Grove or Significant Natural Resource Area located on an
abutting property unless evidence provided by a certified arborist
G6b. Type 2. Design Standard S6 shall be met. supports additional grading that will not harm the subject grove or
tree.

Commentary: Garages and Off-Street Parking Areas
The below standards specified in the City’s Preferred Approach. These standards are intended to
support a pedestrian-friendly environment by limiting the amount of the site frontage that can be
occupied by automobile infrastructure.

Table 60.05.60.2 Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Garages and Off-Street Parking Areas

Design Standard

S7. The combined width of all garages (attached and detached) and
G7a. Type 3. Developments shall support a
outdoor on-site parking and maneuvering areas shall not occupy more
pedestrian-friendly street environment by
than 50 percent of any public or private street frontage (other than an
minimizing the visual and safety impacts of
alley). See Figure 7.
garages, parking areas, and vehicle circulation
a. If vehicle access to the lot is inside a cul-de-sac, then the
areas and promoting room on the lot for
combined width of all garages and outdoor on-site parking and
housing near streets.
maneuvering areas shall not occupy more than 50 percent of
G7b. Type 2. Design Standard S7 shall be met.
any street frontage as measured 20 feet from the right of way.

Beaverton HOP – Draft BDC Amendments
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Figure 7
Garages and Off-Street Parking Areas

Commentary: Driveway and Location
The below standard related to driveway setbacks is specified in the City’s Preferred Approach and is
intended to remove barriers to middle housing development by relaxing driveway siting standards.

Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Driveway Location
G8. Design Standard S8 shall be met.

Design Standard
S8. Notwithstanding the corner clearance for driveway standards in
the Beaverton Engineering Design Manual (EDM), driveways may be
located as close as 3 or 6 feet from property lines depending on
sidewalk type classified by the EDM.

Commentary: Driveway Approach
The proposed standards regulating driveway number and width for single-detached dwellings, duplexes,
triplexes and quadplexes are adapted from the state-approved Model Code for HB2001 compliance.
They have been applied to single-detached homes and duplexes too. The standards are intended to
Beaverton HOP – Draft BDC Amendments
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promote pedestrian safety and comfort by limiting curb cuts and to limit the visual impacts of wide or
numerous driveways.

Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Driveway Approaches

Design Standard
S9. Driveway approaches shall comply with the following:
a. The total width of all driveway approaches for a lot shall not
exceed 32 feet per public or private street frontage, as
measured at the property line. See Figure 8. For lots with more
than one frontage, see 60.05.60.1.S9.b.
b. In addition, lots with more than one public or private street
frontage shall comply with the following:

G9a. Type 3. Developments shall limit
potential conflicts between vehicles and
pedestrians, preserve on-street parking, allow
adequate space for street trees, and minimize
the visual impact of off-street vehicle parking
and circulation areas.

1.

Lots shall access the street with the lowest functional
classification per the city's adopted Transportation
System Plan. For lots abutting an alley, access may be
taken from the alley. If the lot has frontage on two
local streets, driveways may access one or both
streets.

G9b. Type 2. Design Standard S9 shall be met.

2.

Lots may have either:
a.
b.

Two driveway approaches not exceeding 32 feet
in total width on one public or private street
frontage (See Figure 10); or
One driveway approach per public or private
street frontage. The combined width of both
approaches cannot exceed 32 feet. See Figure 11.

c. Driveway approaches shall also meet the residential driveway
standards in the Beaverton Engineering Design Manual.

Beaverton HOP – Draft BDC Amendments
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Figure 8
Driveway Approach Width and Separation

Figure 9
Reserved
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Figure 10
Driveway Approach Options for Multiple Street Frontages –
Driveways on One Frontage
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Figure 11
Driveway Approach Options for Multiple Street Frontages –
Driveways on One Frontage
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Table 60.05.60.2. Design Guidelines and Standards for
Single-Detached Dwellings, Duplexes, Triplexes, and Quadplexes
Design Guideline
Driveway Length

Design Standard

G10a. Type 3. Design Standard S10 or Design
Guideline G10b shall be met.
G10b. Type 2. Driveways should connect
parking, drive aisles, and other improvements
with at least one street. On-site vehicle
circulation shall be easily identified and
include a higher level of improvements such as
curbs, sidewalks, and landscaping. Alternative
designs shall be subject to review and
approval of the City Engineer.

S10. If a driveway is equal to or greater than 150 feet in length, then it
shall be designed as a private street according to the Beaverton
Engineering Design Manual. If a driveway is less than 150 feet long,
then it does not need to be designed as a private street.

Lighting Design
G11a. Type 3. Sites with an off-street parking
lot area that exceeds 1,400 square feet shall:
a. Utilize lighting to maximize safety
within a development,
b. Minimize direct and indirect glare
impacts to abutting properties and
streets, and,
c. Where the proposal does not comply
with Table 60.05-1, describe why
compliance with the standard is either
infeasible or unnecessary.

S11. Sites with an off-street parking lot area that exceeds 1,400 square
feet shall comply with Technical Lighting Standards (Table 60.05-1).
The off-street parking lot area includes the combined square footage
of parking stalls and drive aisles only.

G11b. Type 2. Design Standard S11 shall be
met.

Commentary: Solid Waste Facilities
The below standards are adapted from the standards in Section 60.05.20.2, which currently apply to
attached housing and non-residential uses. The proposed standards focus on the minimum required
storage area and location of solid waste facilities, as well as screening of solid waste facilities, and apply
standards that are neutral with respect to housing type, as required by the state’s Administrative Rules.

Beaverton HOP – Draft BDC Amendments
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Solid Waste Facilities
S12. Minimum Required Storage Area and Location. Lots with one or more
buildings with a combined floor area of less than 4,000 square feet shall provide a
minimum storage area of 40 square feet for waste storage and/or recycling
containers. Lots with one or more buildings with a combined floor area of 4,000
square feet or greater shall provide a minimum storage area of 80 square feet for
waste storage and/or recycling containers.
Storage of solid waste facilities shall comply with the following:

G12. Design Standard S11 shall be
met.

a. Storage areas for multiple units on one lot may be combined or shared.
b. Storage area requirements may be satisfied with a single location or
multiple locations and may combine both interior and exterior locations. If
multiple locations are used, the minimum footprint for each storage area
shall be 3-feet by 3-feet.
c. Storage areas shall not be in required outdoor open areas, as provided in
60.05.60.1.S3.
d. Storage areas may be in a parking area, if the site provides at least the
minimum number of parking spaces required in 60.30.10 after deducting
the minimum required storage area.
e. Storage areas shall be located so that they do not obstruct pedestrian or
vehicle traffic movement on the site or on public or private streets
adjacent to the site.
f. Exterior storage areas shall comply the corner clearance for driveway
standards in the Beaverton Engineering Design Manual.
S13. Screening.

G13a. Type 3. Design Standard S12
or Design Guideline G12b shall be
met.
G13b. Type 2. Waste storage
and/or recycling containers shall
be designed and/or located so that
they are screened from an
abutting public or private street.

a. Waste storage and/or recycling containers shall be in an area not visible
from a public or private street or shall be fully screened from view from a
public or private street.
b. Screening from public view for waste storage and/or recycling containers
shall be constructed a minimum of one foot higher than the feature to be
screened, and shall be accomplished by one or more of the following
methods:
Solid wall constructed of an exterior finish material utilized on one
or more buildings;
2. A hedge with a minimum of ninety-five (95) percent opacity within
two (2) years; or
3. Solid wood fence
c. Screening from public view by chain-link fence with or without slats is
prohibited.

Beaverton HOP – Draft BDC Amendments
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3.

Design Guidelines and Standards for Townhouses. Unless otherwise noted, townhouse developments shall meet
the standards of this section.
Commentary: Maximum Units in a Structure, Main Entries, Windows, Outdoor Open Area and Tree
Planting and Preservation Requirements
The standards for maximum number of units per structure are intended to limit the scale of townhouse
development in RMA, RMB and RMC. These standards do not control how many total units can be in a
development or how many lots can be created from a single parent parcel. Rather, the standards limit
how many townhouses can be attached together before a separate building is required. Under the
state’s Administrative Rules, cities must allow at least four units to be attached.
Townhouse requirements for Main Entries, Windows, Outdoor Open Area and Tree Planting and
Preservation Requirements are similar to those for single-detached, duplexes, triplexes and quadplexes,
but they are slightly modified here to respond to the form of a townhouse.

Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
Maximum Number of Units in a Structure

Design Standard

G1a. Type 3. The maximum number of units in
a structure, as provided in Design Standard S1,
may be exceeded if adequate pedestrian
access is available into the site, the site has
adequate landscaping; and the building design
includes visual breaks in the façade between
some units to reduce the perceived mass and
length of the building.
Examples of visual breaks include a change in
plane (such as setting back one unit from the
abutting building, recessing some or all main
entries, angling some or all main entries, or
varying roof heights for each unit) or added
articulation to some or all units.

S1. The maximum number of dwelling units that may be attached in a
townhouse structure is specified below.
a. RMA zone: 8 attached units.
b. RMB and RMC zones: 5 attached units.

In each zone, building façade lengths shall not
exceed:
a. In the RMA zone, 150 feet; and
b. In the RMB and RMC zones, 125 feet
G1b. Type 2. Design Standard S1 shall be met.
Entries
G2a. Type 3. Some entries, especially those
closest to the street, shall be accessible from
the street. From the street and on-site parking
areas, pedestrians shall be able to see some
Beaverton HOP – Draft BDC Amendments

S2. At least one entry to each townhouse shall meet the standards in
60.05.60.2.S2a and 60.05.60.2.S2b. See Figure 5.
An entry is a building opening designed to be used by pedestrians. It
does not include any door exclusively designated as an emergency
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
Design Standard
entries and identify pedestrian routes to other exit, any door that leads to a utility room or closet, or a garage door
entries on the site.
not designed as a pedestrian entrance.
G2b. Type 2. Design Standard S2 shall be met.

a. The entry shall be within 10 feet of the longest street-facing
wall of the dwelling unit; and
b. The entry shall comply with one of the following:
1. Face the street;
2. Be at an angle of up to 45 degrees from the street;
3. Open onto a porch or an outdoor space, such as a
patio, stoop, forecourt, or mezzanine. The porch or
outdoor space shall be at least 25 square feet in area
and at least one entrance to the porch or outdoor
space shall face the street; or
4. Face a common courtyard or private access or
driveway that is abutted by dwellings on at least two
sides. If the parent lot has public or private street
frontage, then the common courtyard shall be within
20 feet of a lot line that abuts a street.

Windows
G3a. Type 3. The number, size, and placement
of windows shall provide the opportunity for a
visual connection between the residential
living area of units and the street for units that
are near the street.
G3b. Type 2. An applicant may reduce the
required window and door percentage to 12
percent by demonstrating that special
conditions or circumstances exist on the site
that make it physically difficult or impossible
to meet the applicable development standard
for an otherwise acceptable proposal, and the
special conditions and circumstances do not
result from the actions of the applicant and
such conditions and circumstances do not
merely constitute financial hardship or
inconvenience.
Outdoor Open Area
G4a. Type 3. Developments shall ensure
opportunities for outdoor relaxation or
recreation. The outdoor open area shall be of
an adequate size and shape to be usable for
active or passive uses.
Beaverton HOP – Draft BDC Amendments

S3. A minimum of 15 percent of the area of all public or private streetfacing facades on each townhouse unit shall include windows or
entrance doors. Half of the window area in the door of an attached
garage may count toward meeting this standard. Facades that are
more than 80 feet from the street are exempt from this standard. See
Figure 6.

S4. Minimum Required Outdoor Open Area. An outdoor open area is
a common area for use by residents of a single-detached dwelling,
duplex, triplex, quadplex or townhouse.
For townhouse developments, these standards apply to the parent lot.
4/29/2022
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
G4b. Type 2. Design Standard S4 shall be met.

Design Standard
a. For lots with an area of less than 3,000 square feet, a
minimum of 200 square feet of open area is required per
parent lot.
b. For lots with an area that is equal to or greater than 3,000
square feet and less than 7,000 square feet, a minimum of 300
square feet of open area is required per parent lot.
c. For lots with an area of 7,000 square feet or greater, a
minimum of 500 square feet of open area is required per
parent lot.
Design Requirements
d. Required outdoor open area may be shared by two or more
dwellings or may be provided through private open space such
as decks or patios.
e. If shared by two or more dwellings, at least one portion of the
required outdoor open area shall be shaped so a 12-foot by
12-foot square can fit inside of it and be accessible to all units.
f. Required open area may be in rear yard or side yard setback
areas but shall not be in front yard setbacks.
g. The outdoor open area shall be developed with a mix of
landscaping, groundcover, lawn, pedestrian ways, and/or
paved courtyard area, and may also include recreational
amenities. Impervious elements of the outdoor open area
shall not exceed 75 percent of the total outdoor open area.

Tree Planting and Tree Preservation
S5. Townhouse developments shall meet the tree planting
requirements in 60.05.60.2.S5.a and the planting standards in
60.05.60.2.S5.b, unless they meet the tree preservation or in-lieu fee
standards of 60.05.60.2.S5.c or 60.05.60.2.S5.d.

G5. Design Standard S5 shall be met.

Beaverton HOP – Draft BDC Amendments

a. Tree Planting Requirements. For these standards, the tree
planting area equals 30 percent of the site or the site area
minus the building footprint of existing and proposed
development, whichever is smaller. Sites with at least 50
square feet of available tree planting area (the required area
for a small tree, provided in 60.05.60.1.S5.c) shall be subject to
the requirements in S5.a.1.
1. The tree planting area shall be planted with some
combination of large, medium, or small trees from the
City’s approved street tree list or a tree list for private
property trees as designated by the Director at the
rates listed below. The City’s tree list indicates the
minimum planting area for each tree size.
i.
Large trees (those listed for 8-foot planting
areas): 1 large tree counts toward 1,200
square feet of the tree planting area.
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline

Design Standard
ii.
Medium trees (those listed for 4-foot or 6foot planting areas): 1 medium tree counts
toward 600 square feet of the tree planting
area.
iii.
Small trees (those listed for 3-foot planting
areas): 1 small tree counts toward 300
square feet of the tree planting area.
2. The minimum area required to plant trees, by type, is:
i.
Large tree: 150 square feet, including a 10foot-by-10-foot area within that 150 square
feet.
ii.
Medium tree: 75 square feet, including a 6foot-by-6-foot area within that 75 square
feet.
iii.
Small tree: 50 square feet, including a 3foot-by-3-foot area within that 50 square
feet.
b. Planting Standards for Required Trees.
1. Required trees may not be planted within 6 feet of
structures or 3 feet of property lines at the perimeter
of the site.
2. Trees planted to meet other BDC requirements, such
as buffer requirements, shall also count toward the
tree planting requirement.
3. Trees shall be a type and species identified by the City
of Beaverton Street Tree List or a tree list for private
property trees as designated by the Director.
4. Deciduous trees shall have a minimum caliper of 1.5
inches and shall be balled and burlapped.
5. Evergreen trees shall be a minimum of 8 feet in height
at the time of planting.
6. Areas subject to Clean Water Services regulations
including stormwater facilities, vegetated corridors,
and sensitive natural areas shall be planted consistent
with Clean Water Services requirements.
7. Tree planting is subject to City tree planting and
establishment requirements.
8. Trees planted under the standards in this section are
not considered Landscape Trees.
c. Tree Preservation.
1. Existing non-nuisance trees that are preserved on the
site shall satisfy the planting requirements of
60.05.60.2.S5.a as follows:

Beaverton HOP – Draft BDC Amendments
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline

Design Standard
i. Trees that are at least 1.5 inches DBH and less
than 6 inches DBH count toward 600 square
feet of required tree planting area.
ii. For trees 6 inches or more DBH, every full 6inch increment in DBH shall count toward an
additional 600 feet of required tree planting
area.
2. For every existing non-exempt surveyed tree that is
preserved, development may have an additional 150
square feet of building area over the maximum floor
area ratio (FAR), up to a maximum additional 0.15 FAR
or additional 600 square feet, whichever is less.
3. Community trees that are preserved trees shall be
classified as Landscape Trees and will be subject to
Chapter 40 and Chapter 60. Protected trees that are
preserved shall remain classified as Protected Trees.
d. In-Lieu Fee. In lieu of meeting the planting requirements of
60.05.60.2.S5.a, applicants may contribute to the Tree
Preservation Fund at a rate designated by the City Council.

South Cooper Mountain Community Plan Open Space and Natural Resources
S6. For properties within the South Cooper Mountain Community Plan
For properties in the South Cooper Mountain area,
Community Plan area without Significant
a. An outdoor open area shall be provided on site in whichever
Natural Resource Areas on the site, the
one of the following methods results in the greater amount of
following guidelines apply if S6 cannot be met.
outdoor open area:
1. Outdoor open area shall be equivalent to the square
G6a. Type 3. Developments shall ensure
footage of Significant Natural Resource Area located
opportunities for outdoor relaxation or
on the subject site or;
recreation. The outdoor open area shall be of
2.
Outdoor open area shall be consistent with applicable
an adequate size and shape to be usable for
standards of Section 60.05.60.3.S4 Outdoor Open
active or passive uses.
Area.
b.
Regardless
of which method is used to determine the amount
G6b. Type 2. Design Standard S6 shall be met.
of outdoor open area required, the outdoor open area
dimensions, amenities and other features shall comply with
Properties within the South Cooper Mountain
applicable provisions of Section 60.05.60.3.S4.
Community Plan area with Significant Natural
c. Significant Natural Resource Areas preserved on a site and
Resource Areas on the site, shall meet Design
placed within a conservation easement or conservation tract,
Standard S6 unless proposal is reviewed as a
recorded with a deed restriction, may count toward a site’s
Planned Unit Development.
total outdoor open area requirement, provided applicable
provisions in Section 60.05.60.3.S4 are met.
d. Tree Planting and Tree Preservation areas, as outlined in
Section 60.05.60.3.S5 may also count toward a site’s total
Beaverton HOP – Draft BDC Amendments
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline

Design Standard
outdoor open area requirement, provided applicable
provisions in Section 60.05.60.3.S4 are met.
e. Within the South Cooper Mountain Community Plan area
development abutting SW Tile Flat Road, shall provide a 10foot wide, B2-Medium screen buffer and shall comply with
applicable standards of Section 60.05.25.13. Proposals being
reviewed as a Planned Unit Development as exempt from this
standard but shall address all applicable policies of the South
Cooper Mountain Community Plan.

Grading at Residential Property Lines
G7a. Type 3. For changes to existing on-site
surface contours at residential property lines,
the perimeters of properties shall be graded in
a manner to avoid conflicts with abutting
residential properties such as drainage
impacts, damage to tree root zones, and
blocking sunlight.

S7. Where grading is proposed, the requirements listed in Section
60.15.10 shall apply.

Notwithstanding the requirements of 60.15.10.3, grading within 25
feet of a property line shall not change the existing slopes by more
than 10 percent within a tree root zone of an identified Significant
Individual Tree, identified Historic Tree, or a tree within an identified
Significant Grove or Significant Natural Resource Area located on an
abutting property unless evidence provided by a certified arborist
G7b. Type 2. Design Standard S7 shall be met. supports additional grading that will not harm the subject grove or
tree.

Commentary: Townhouse Garages and Off-Street Parking Areas, Driveway Location, Driveway Length,
Driveway Access and Lighting Design
The below standards limit the combined width of garages and driveways to support a pedestrianfriendly street environment. Other draft standards, such as driveway location, access or length, promote
flexibility with site design. The standard for lighting design addresses safety.
Commentary: Solid Waste Facilities
The below standards are adapted from the standards in Section 60.05.20.2, which currently apply to
attached housing and non-residential uses. The proposed standards focus on the minimum required
storage area and location of solid waste facilities, as well as screening of solid waste facilities, and apply
standards that are neutral with respect to housing type, as required by the state’s Administrative Rules.

Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
Design Standard
Garages and Off-Street Parking Areas
G8a. Type 3. Developments shall support a
pedestrian-friendly street environment by
S8. If a townhouse has frontage on a public or private street, then the
minimizing the visual and safety impacts of
following standards apply.
garages, parking areas, and vehicle circulation
Beaverton HOP – Draft BDC Amendments
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
areas and promoting room on the lot for
housing near streets.
G8b. Type 2. Design Standard S8 shall be met.

Design Standard
a. If the lot width for a townhouse unit is 20 feet or greater, the
combined widths of all garages and outdoor on-site parking
and maneuvering areas shall not occupy more than 50 percent
of any street frontage. See Figure 7.
b. If the lot width for a townhouse unit is under 20 feet, the
combined widths of all garages and outdoor on-site parking
and maneuvering areas shall not occupy more than 60 percent
of any street frontage.

Driveway Location
S9. Notwithstanding driveway standards in the Beaverton Engineering
Design Manual (EDM), the following driveway location standards
apply:
G9. Design Standard S9 shall be met.

a. For lot lines that are external to the townhouse development
site, driveways may be located as close as 3 or 6 feet from the
lot line depending on sidewalk type classified by the EDM.
b. For lot lines that are internal to the townhouse development
site (i.e., shared by abutting townhouse lots or tracts),
driveways may be located 0 feet from the lot line.

Driveway Access
S10. Off-street parking areas for townhouses may take access through
alleys, the front yard, or shared driveways (consolidated access).
Depending upon the option(s) selected, the following standards apply:

G10a. Type 3. Townhouse developments shall
limit potential conflicts between vehicles and
pedestrians, preserve on-street parking, allow
adequate space for street trees, and minimize
the visual impact of off-street vehicle parking
and circulation areas. Rear vehicle access to
townhouse units, where possible, is
encouraged over front yards with driveways.

a.

Alley Access. Townhouse development sites abutting an
alley may take access to the rear of townhouse units from
the alley rather than the public street.

b.

Front Access. Off-street parking areas in the front yard, and
driveways in front of a townhouse are allowed if they meet
the following standards (see Figure 12):
1.

Each townhouse unit lot has public or private street
frontage of at least 15 feet on a local street or
neighborhood route.

2.

A maximum of one (1) driveway approach is allowed
for every townhouse unit. Driveway approaches
and/or driveways may be shared.

3.

Outdoor on-site parking and maneuvering areas do
not exceed 12 feet wide on any lot.

4.

The garage width does not exceed 12 feet, as
measured from the inside of the garage door frame.

G10b. Type 2. Design Standard S10 shall be
met.

c.

Beaverton HOP – Draft BDC Amendments

Consolidated Access. See Figure 13.
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
1.

Design Standard
Corner Lots. A townhouse development that includes
a corner lot shall take access from a single driveway
approach on the side of the corner lot that is on a
lower classification street per the city's adopted
Transportation System Plan. The driveway and
approach are not allowed in the area between the
front building façade and front lot line of any of the
townhouses.

2.

Interior Lots. A townhouse development that does not
include a corner lot shall consolidate access for all lots
into a single driveway. The driveway and approach are
not allowed in the area between the front building
façade and front lot line of any of the townhouses.

3.

Townhouse developments shall include access
easements for vehicular access and emergency access
for any consolidated access or shared driveways.

Driveway Length
G11a. Type 3. Design Standard S11 or Design
Guideline G11b shall be met.
G11b. Type 2. Driveways should connect
parking, drive aisles, and other improvements
with at least one street. On-site vehicle
circulation shall be easily identified and
include a higher level of improvements such as
curbs, sidewalks, and landscaping. Alternative
designs shall be subject to review and
approval of the City Engineer.

S11. If a driveway is equal to or greater than 150 feet in length, then it
shall be designed as a private street according to the Beaverton
Engineering Design Manual. If a driveway is less than 150 feet in
length, then it does not need to be designed as a private street.

Lighting Design
G12a. Type 3. Sites with an off-street parking
lot area that exceeds 1,400 square feet shall:
d. Utilize lighting to maximize safety
within a development,
e. Minimize direct and indirect glare
impacts to abutting properties and
streets, and,
f. Where the proposal does not comply
with Table 60.05-1, describe why
compliance with the standard is either
infeasible or unnecessary.

Beaverton HOP – Draft BDC Amendments

S12. Sites with an off-street parking lot area that exceeds 1,400 square
feet shall comply with Technical Lighting Standards (Table 60.05-1).
The off-street parking lot area includes the combined square footage
of parking stalls and drive aisles only.
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline
G12b. Type 2. Design Standard S12 shall be
met.

Design Standard

Solid Waste Facilities
S13. Minimum Required Storage Area and Location. Townhouse
structures with a combined floor area of less than 4,000 square feet
shall provide a minimum storage area of 40 square feet for waste
storage and/or recycling containers. Townhouse structures with a
combined floor area of 4,000 square feet or greater shall provide a
minimum storage area of 80 square feet for waste storage and/or
recycling containers.
Storage of solid waste facilities shall comply with the following:

G13. Design Standard S13 shall be met.

a. Storage areas for multiple units in one building may be
combined or shared.
b. Storage area requirements may be satisfied with a single
location or multiple locations and may combine both interior
and exterior locations. If multiple locations are used, the
minimum footprint for each storage area shall be 3-feet by 3feet.
c. Storage areas shall not be in required outdoor open areas, as
provided in 60.05.60.2.S4.
d. Storage areas may be in a parking area, if the site provides at
least the minimum number of parking spaces required in
60.30.10 after deducting the minimum required storage area.
e. Storage areas shall be located so that they do not obstruct
pedestrian or vehicle traffic movement on the site or on public
or private streets adjacent to the site.
f. Exterior storage areas shall comply the corner clearance for
driveway standards in the Beaverton Engineering Design
Manual.
S14. Screening. All townhouse developments shall meet the following
standards.

G14a. Type 3. Design Standard S14 or Design
Guideline G14b shall be met.
G14b. Type 2. Waste storage and/or recycling
containers shall be designed and/or located so
that they are screened from an abutting public
or private street.

Beaverton HOP – Draft BDC Amendments

a. Waste storage and/or recycling containers shall be in an area
not visible from a public or private street or shall be fully
screened from view from a public or private street.
b. Screening from public view for waste storage and/or recycling
containers shall be constructed a minimum of one foot higher
than the feature to be screened, and shall be accomplished by
one or more of the following methods:
1. Solid wall constructed of an exterior finish material
utilized on one or more structures,
2. A hedge with a minimum of ninety-five (95) percent
opacity within two (2) years.
3. Solid wood fence
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Table 60.05.60.3. Design Guidelines and Standards for Townhouses
Design Guideline

Design Standard
c. Screening from public view by chain-link fence with or without
slats is prohibited.

Figure 12
Front Access

Beaverton HOP – Draft BDC Amendments

4/29/2022

339Page 37

Exhibit 4

Beaverton Development Code

Figure 13
Consolidated Access

Commentary: Cottage Cluster Design
The proposed standards for cottage clusters are specified in the City’s Preferred Approach and are
adapted from the Middle Housing Model Code. The standards are geared toward promoting community
interaction, ensuring there is adequate shared open space (common courtyards), ensuring pedestrian
connections between key features of the site, and limiting the impact of parking areas on residents and
on the pedestrian environment. The standards also allow for community buildings and existing singledetached dwellings (and ADUs) to be incorporated into a cottage cluster development.
4.

Design Guidelines and Standards for Cottage Clusters. Unless otherwise noted, cottage clusters developments
shall meet the standards of this section.

Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
Minimum Number of Dwellings
G1. Design Standard S1 must be met.

Design Standard
S1. A single cottage cluster shall contain a minimum of five (5)
cottages.

Maximum Number of Dwellings
S2. The maximum number of cottages per cluster is specified below:
G2. Design Standard S2 shall be met.

Beaverton HOP – Draft BDC Amendments

a. A cottage cluster shall contain a maximum of 12 cottages if the
cluster complies with 60.05.60.3.S12 and 60.05.60.3.S13.

4/29/2022

340Page 38

Exhibit 4

Beaverton Development Code

Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline

G3. Design Standard S3 shall be met.

Design Standard
b. A cottage cluster may include up to 16 cottages per cluster if
the cottage cluster provides 250 square feet of courtyard
space per unit for each unit in excess of 12 units rather than
the per-unit standard in 60.05.60.3.S12, and if the common
courtyard includes a minimum dimension of at least 25 feet at
its narrowest dimension rather than the standard in
60.05.60.3.S13.
S3. A cottage cluster development may have more than one cottage
cluster. Each cottage cluster shall have its own common courtyard.

Cottage Orientation
G4. Design Standard S4 shall be met.

S4. Cottages shall be clustered around a common courtyard. See
Figure 14. Each cottage within a cluster shall either abut the common
courtyard or shall be directly connected to it by a pedestrian way.
S5. A minimum of 50 percent of cottages within a cluster shall be
oriented to the common courtyard and shall:

a. Have a main entrance facing the common courtyard;
G5a. Type 3. Cottage clusters shall be
b. Be within 10 feet from the common courtyard, measured from
designed to encourage and facilitate
the façade of the cottage to the nearest edge of the common
community gathering and social interaction in
courtyard; and
a common courtyard or courtyards, including
c. Be connected to the common courtyard by a pedestrian way.
having most cottages oriented with entrances
facing the courtyard or, if near the street,
Cottages within 20 feet of a street property line may have a main
facing the street.
entrance facing the common courtyard or, if the cottage is within 20
G5b. Type 2. Design Standard shall be met.
feet of a street property line, have an entrance facing the street
consistent with S7.1.a. or b. Cottages within 20 feet of a property line
that have their entrances facing the street only, and not the common
courtyard, may count towards Design Standard S5.
G6. Design Standard S6 shall be met.

S6. Cottages not facing the common courtyard, or the street shall
have their main entrances facing a pedestrian way that is directly
connected to the common courtyard.

Entries
G7a. Type 3. Some entries, especially those
closest to the street, shall be accessible from
the street. From the street and on-site parking
areas, pedestrians shall be able to see some
entries and identify pedestrian routes to other
entries on the site.
G7b. Type 2. Design Standard shall be met.

Beaverton HOP – Draft BDC Amendments

S7. For cottages within 20 feet of a street property line, at least one
entry to each structure containing a dwelling shall meet one of the
options in standards in 60.05.60.3.S7.
An entry is a building opening designed to be used by pedestrians. It
does not include any door exclusively designated as an emergency
exit, any door that leads to a utility room or closet, or a garage door
not designed as a pedestrian entrance.
The entry shall comply with one of the following:
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
a.
b.
c.

d.

Design Standard
Face the street and be within 10 feet of the longest streetfacing wall of the dwelling unit;
Be at an angle of up to 45 degrees from the street and be
within 10 feet of the longest street-facing wall of the dwelling
unit;
Open to a porch or an outdoor space, such as a patio, stoop,
forecourt, or mezzanine and be within 10 feet of the longest
street-facing wall of the dwelling unit. The porch or outdoor
space shall be at least 25 square feet in area and at least one
entrance to the porch or outdoor space shall face the street.
Face a common courtyard, or an outdoor open area that is
shared by at least two dwellings, and is adjacent to the street.
Adjacent means that some part of the open area is within 20
feet of a lot line that abuts a street; or

If a cottage cluster includes a manufactured home(s), the
manufactured home(s) is exempt from this standard.
Windows

G8. Design Standard S8 shall be met.

S8. For cottages within 20 feet of a street property line, a minimum of
15 percent of the area of all public or private street-facing facades on
each individual unit must include windows or entrance doors. Half of
the window area in the door of an attached garage may count toward
meeting this standard. See Figure 6.
Manufactured homes are exempt from this standard.

Common Courtyards (see Figure 14)

G9. Design Standard S9 shall be met.

S9. For cottage cluster developments, outdoor open area shall be
provided as Common Courtyards. At least one courtyard shall be
provided for each cottage cluster development. Each cottage cluster
shall share a common courtyard to provide a sense of openness and
community for residents.

G10. Design Standard S10 shall be met.

S10. The common courtyard shall be a single, contiguous piece.

G11. Design Standard S11 shall be met.

S11. Cottages shall abut the common courtyard on at least two sides
of the courtyard.

G12a. Type 3. Common courtyards shall be
sized to provide adequate space for relaxation,
S12. The common courtyard shall contain a minimum of 150 square
recreation, and socializing.
feet per cottage within the cluster.
G12b. Type 2. Design Standard S12 shall be
met.

Beaverton HOP – Draft BDC Amendments

4/29/2022

342Page 40

Exhibit 4

Beaverton Development Code

Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
G13. Design Standard S13 shall be met.
G14. Type 3. Courtyards shall include a mix of
landscaping, groundcover, lawn, pedestrian
ways, and/or paved courtyard area, and may
also include recreational amenities.
Impervious elements shall not be the
dominant feature of a cluster’s courtyard if the
cluster has one courtyard. If a cluster has more
than one courtyard area, impervious elements
shall not dominate the combined area of all
courtyards.

Design Standard
S13. The common courtyard shall be a minimum of 15 feet wide at its
narrowest dimension.

S14. The common courtyard shall be developed with a mix of
landscaping, groundcover, lawn, pedestrian ways, and/or paved
courtyard area, and may also include recreational amenities.
Impervious elements of the common courtyard shall not exceed 75
percent of the total common courtyard area.

G14b. Type 2. Design Standard S14 shall be
met.

G15. Design Standard S15 shall be met.

S15. Pedestrian ways shall be included in a common courtyard.
Pedestrian ways that are contiguous to a courtyard shall count toward
the courtyard’s minimum dimension and area. Parking areas, required
setbacks, and driveways do not qualify as part of a common courtyard.

Community Buildings
G16a. Type 3. Cottage cluster developments
may include community buildings for the
shared use of residents that provide space for
accessory uses such as community meeting
rooms, guest housing, exercise rooms,
daycare, or community eating areas. Larger
cottage cluster developments may have more
than one community building.

S16. Cottage cluster developments may include community buildings
for the shared use of residents that provide space for accessory uses
such as community meeting rooms, guest housing, exercise rooms,
daycare, or community eating areas. Each cottage cluster is permitted
one community building.

G16b. Type 2. Design Standard S16 shall be
met.
G17a. Type 3. Community buildings shall be
compatible in scale with dwellings in a cottage
S17. Community buildings shall have a maximum floor area of 1,800
cluster.
square feet.
G17b. Type 2. Design Standard S17 shall be
met.

G17. Design Standard S18 shall be met.

Beaverton HOP – Draft BDC Amendments

S18. Community buildings shall not be used for long-term residential
occupancy. For the purposes of this standard, long-term residential
occupancy shall mean the continued use by the same occupant for
longer than 14 days in any 60-day timeframe or for more than 30 days
in a calendar year.
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
Tree Planting and Tree Preservation

Design Standard
S19. Cottage clusters shall meet the tree planting requirements in
60.05.60.3.S19.a and the planting standards in 60.05.60.3.S19.b,
unless they meet the tree preservation or in-lieu fee standards of
60.05.60.3.S19.c or 60.05.60.3.S19.d.

G19. Design Standard S19 shall be met.

a. Tree Planting Requirements. For these standards, the tree
planting area equals 30 percent of the site or the site area
minus the building footprint of existing and proposed
development, whichever is smaller. Sites with at least 50
square feet of available tree planting area (the required area
for a small tree, provided in 60.05.60.3.S19.c) shall be subject
to the requirements in S19.a.1.
1. The tree planting area shall be planted with some
combination of large, medium, or small trees from the
City’s approved street tree list or a tree list for private
property trees as designated by the Director at the
rates listed below. The City’s tree list indicates the
minimum planting area for each tree size.
i.
Large trees (those listed for 8-foot planting
areas): 1 large tree counts toward 1,200
square feet of the tree planting area.
ii.
Medium trees (those listed for 4-foot or 6foot planting areas): 1 medium tree counts
toward 600 square feet of the tree planting
area.
iii.
Small trees (those listed for 3-foot planting
areas): 1 small tree counts toward 300
square feet of the tree planting area.
2. The minimum area required to plant trees, by type, is:
i.
Large tree: 150 square feet, including a 10foot-by-10-foot area within that 150 square
feet.
ii.
Medium tree: 75 square feet, including a 6foot-by-6-foot area within that 75 square
feet.
iii.
Small tree: 50 square feet, including a 3foot-by-3-foot area within that 50 square
feet.
b. Planting Standards for Required Trees.
1. Required trees may not be planted within 6 feet of
structures or 3 feet of property lines at the perimeter
of the site.
2. Trees planted to meet other BDC requirements, such
as buffer requirements, shall also count toward the
tree planting requirement.

Beaverton HOP – Draft BDC Amendments
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
3.
4.
5.
6.

7.
8.

Design Standard
Trees shall be a type and species identified by the City
of Beaverton Street Tree List or a tree list for private
property trees as designated by the Director.
Deciduous trees shall have a minimum caliper of 1.5
inches and shall be balled and burlapped.
Evergreen trees shall be a minimum of 8 feet in height
at the time of planting.
Areas subject to Clean Water Services regulations
including stormwater facilities, vegetated corridors,
and sensitive natural areas shall be planted consistent
with Clean Water Services requirements.
Tree planting is subject to City tree planting and
establishment requirements.
Trees planted under the standards in this section are
not considered Landscape Trees.

c. Tree Preservation.
1. Existing non-nuisance trees that are preserved on the
site shall satisfy the planting requirements of
60.05.60.3.S19.a as follows:
i. Trees that are at least 1.5 inches DBH and less
than 6 inches DBH count toward 600 square
feet of required tree planting area.
ii. For trees 6 inches or more DBH, every full 6inch increment in DBH shall count toward an
additional 600 feet of required tree planting
area.
2. Community trees that are preserved trees shall be
classified as Landscape Trees and will be subject to
Chapter 40 and Chapter 60. Protected trees that are
preserved shall remain classified as Protected Trees.
d. In-Lieu Fee. In lieu of meeting the planting requirements of
60.05.60.3.S19.a, applicants may contribute to the Tree
Preservation Fund at a rate designated by the City Council.
South Cooper Mountain Community Plan Open Space and Natural Resources
For properties in the South Cooper Mountain
Community Plan area without Significant
Natural Resource Areas on the site, the
following guidelines apply if S20 cannot be
met.
G20a. Type 3. Common courtyards shall be
sized to provide adequate space for relaxation,
Beaverton HOP – Draft BDC Amendments

S20. For properties within the South Cooper Mountain Community
Plan area,
a. An outdoor open area shall be provided on site in whichever
one of the following methods results in the greater amount of
outdoor open area:
1. Outdoor open area shall be equivalent to the square
footage of Significant Natural Resource Area located
on the subject site or;
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
recreation, and socializing (Standard
60.05.60.4.S12).
G20b. Type 3. Courtyards shall include a mix of
landscaping, groundcover, lawn, pedestrian
ways, and/or paved courtyard area, and may
also include recreational amenities.
Impervious elements shall not be the
dominant feature of a cluster’s courtyard if the
cluster has one courtyard. If a cluster has more
than one courtyard area, impervious elements
shall not dominate the combined area of all
courtyards (Standard 60.05.60.4.S14)
All other standards for Common Courtyards
shall be met.
Properties within the South Cooper Mountain
Community Plan area with Significant Natural
Resource Areas on the site, shall meet Design
Standard S20 unless proposal is reviewed as a
Planned Unit Development.

b.

c.

d.

e.

Design Standard
2. Outdoor open area shall be consistent with applicable
standards of Section 60.05.60.4.S9-S15.
Regardless of which method is used to determine the amount
of outdoor open area required, the outdoor open area
dimensions, amenities and other features shall comply with
applicable provisions of Section 60.05.60.3.S4.
Significant Natural Resource Areas preserved on a site and
placed within a conservation easement or conservation tract,
recorded with a deed restriction, may count toward a site’s
total outdoor open area requirement, provided applicable
provisions in Section 60.05.60.4.S9-S15 are met.
Tree Planting and Tree Preservation areas, as outlined in
Section 60.05.60.4.S5 may also count toward a site’s total
outdoor open area requirement, provided applicable
provisions in Section 60.05.60.4.S9-S15 are met.
Within the South Cooper Mountain Community Plan area
development abutting SW Tile Flat Road, shall provide a 10foot wide, B2-Medium screen buffer and shall comply with
applicable standards of Section 60.05.25.13. Proposals being
reviewed as a Planned Unit Development as exempt from this
standard but shall address all applicable policies of the South
Cooper Mountain Community Plan.

Grading at Residential Property Lines
G21a. Type 3. For changes to existing on-site
surface contours at residential property lines,
the perimeters of properties shall be graded in
a manner to avoid conflicts with abutting
residential properties such as drainage
impacts, damage to tree root zones, and
blocking sunlight.
G21b. Type 2. Design Standard S21 shall be
met.

Beaverton HOP – Draft BDC Amendments

S21. Where grading is proposed, the requirements listed in Section
60.15.10 shall apply.
Notwithstanding the requirements of 60.15.10.3, grading within 25
feet of a property line shall not change the existing slopes by more
than 10 percent within a tree root zone of an identified Significant
Individual Tree, identified Historic Tree, or a tree within an identified
Significant Grove or Significant Natural Resource Area located on an
abutting property unless evidence provided by a certified arborist
supports additional grading that will not harm the subject grove or
tree.
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Figure 14
Cottage Orientation and Common Courtyard Standards
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
Pedestrian Ways

G22a. Type 3. Accessible pedestrian ways shall
connect the main entrance of each cottage to
the common courtyard, to public rights-of-way
abutting the site, and where possible, to other
shared community spaces.
G22b. Type 2. Design Standard S22 shall be
met.

Design Standard
S22. Cottage clusters shall meet the following pedestrian way
standards:
a. An accessible pedestrian way shall be provided that connects
the main entrance of each cottage to:
1. The common courtyard;
2. Shared parking areas;
3. Community buildings; and
4. Sidewalks in public rights-of-way abutting the site or
rights-of-way if there are no sidewalks.
b. The pedestrian way shall be hard-surfaced and a minimum of
four (4) feet wide.

Driveway Location
G23. Design Standard S23 shall be met.

S23. Notwithstanding the corner clearance for driveway standards in
the Beaverton Engineering Design Manual, driveways may be located
as close as 3 or 6 feet from property lines depending on sidewalk type.

Driveway Length
G24a. Type 3. Design Standard S24 or Design
Guideline G24b shall be met.
G24b. Type 2. Driveways should connect
parking, drive aisles, and other improvements
with at least one street. On-site vehicle
circulation shall be easily identified and
include a higher level of improvements such as
curbs, sidewalks, and landscaping. Alternative
designs shall be subject to review and
approval of the City Engineer.

S24. If a driveway is equal to or greater than 150 feet in length, then it
shall be designed as a private street according to the Beaverton
Engineering Design Manual. If a driveway is less than 150 feet in
length, then it does not need to be designed as a private street.

Garages and Off-Street Parking Areas
G25a. Type 3. Developments shall support a
pedestrian-friendly street environment by
minimizing the visual and safety impacts of
garages, parking areas, and vehicle circulation
areas and promoting room on the lot for
housing near streets.

S25. The combined width of all garages (including detached garages)
and outdoor on-site parking and maneuvering areas on a site shall not
occupy more than 50 percent of any public or private street frontage
(other than an alley). See Figure 7.

G25b. Type 2. Design Standard S25 shall be
met.
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
Parking Design (see Figure 15.)

Design Standard

G26a. Type 3. Clustered Parking. If clustered S26. Clustered Parking. Off-street parking may be provided with
individual cottages or arranged in clusters. If clustered parking is
parking is proposed, the site design should
minimize the visual impact of parking areas by proposed, it shall meet the following standards:
providing landscape islands within larger
a. Cottage cluster developments with fewer than 16 cottages are
parking areas and/or feature multiple smaller
permitted parking clusters of not more than 5 contiguous
shared parking areas instead of larger parking
spaces.
areas.
b. Cottage cluster developments with 16 cottages or more are
G26b. Type 2. Clustered Parking. An applicant
permitted parking clusters of not more than 8 contiguous
may increase the number of contiguous spaces
spaces.
in a parking cluster above the S25.a. or b.
c. Parking clusters shall be separated from other parking spaces
standard, or reduce the required landscaping
or parking clusters by at least 4 feet of landscaping. If all
below the S25.c. standard, by demonstrating
parking spaces are made of pervious pavement, then this
that special conditions or circumstances exist
standard does not apply.
on the site that make it physically difficult or
d. Clustered parking areas may be covered.
impossible to meet the applicable standard.
e. Clustered parking areas shall meet the standards in Section
Otherwise, Design Standard S25 shall be met.
60.30.15, if applicable.
G27a. Type 3. Parking Location and Access.
Off-street parking areas shall be located so as
not to detract from a pedestrian-friendly
street environment. Driveways shall meet the
driveway standards in the Beaverton
Engineering Design Manual.
G27b. Type 2. Parking Location and Access.
Design Standard S27 shall be met.

S27. Parking Location and Access.
a. Off-street parking areas with 5 or more spaces shall not be
located within 20 feet from any lot line that abuts a street
(except an alley).
b. No off-street parking space is permitted within 10 feet of a lot
line that does not abut a street or an alley.
c. Driveways shall meet the driveway standards in the Beaverton
Engineering Design Manual.

G28a. Type 3. Screening. Clustered parking
areas and parking structures shall be screened
from common courtyards and public streets by S28. Screening. Landscaping, fencing, or walls at least 3 feet tall shall
separate clustered parking areas and parking structures from common
landscaping, fencing, or walls.
courtyards and public streets.
G28b. Type 2. Screening. Design Standard S28
shall be met.
S29. Garages and Carports.
G29. Garages and Carports. Design Standards
S29a and S29b shall be met.

Beaverton HOP – Draft BDC Amendments

a. Garage entries and carports (whether shared or individual)
shall not abut common courtyards.
b. Garage doors for attached and detached individual garages
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline

Design Standard

G30a. Type 3. Sites with an off-street parking
lot area that exceeds 1,400 square feet shall:
g. Utilize lighting to maximize safety
within a development,
h. Minimize direct and indirect glare
impacts to abutting properties and
streets, and,
i. Where the proposal does not comply
with Table 60.05-1, describe why
compliance with the standard is either
infeasible or unnecessary.

S30. Sites with an off-street parking lot area that exceeds 1,400 square
feet shall comply with Technical Lighting Standards (Table 60.05-1).
The off-street parking lot area includes the combined square footage
of parking stalls and drive aisles only.

G30b. Type 2. Design Standard S30 shall be
met.
Accessory Structures
G31a. Type 3. Accessory structures shall be
appropriately scaled to the size of cottages.
G31b. Type 2. Design Standard S31 shall be
met.

S31. Accessory structures shall not exceed 400 square feet in floor
area.

Existing Structures

G32. Design Standard S32 shall be met.

S32. An existing single-detached dwelling, and an existing accessory
dwelling unit, on a lot to be used for a cottage cluster development
may remain within the cottage cluster development. The existing
dwelling(s) may be nonconforming with respect to the Design
Standards of this Table 60.05.60.4., except that each detached
dwelling shall count toward the maximum number of cottages in a
cottage cluster provided in 60.05.60.3.S2.

G33. Design Standard S33 shall be met.

S33. The existing dwelling(s) may be expanded up to a maximum
height of 25 feet or a building footprint of less than 900 square feet;
however, existing dwellings that exceed the maximum height and/or
footprint standards may not be expanded.

G34. Design Standard S34 shall be met.

S34. The existing dwelling(s) shall be excluded from the calculation of
orientation toward the common courtyard, per 60.05.60.3.S11.
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline
Solid Waste Facilities

Design Standard
S35. Minimum Required Storage Area. Cottage cluster developments
with a combined floor area of less than 4,000 square feet shall provide
a minimum storage area of 40 square feet for waste storage and/or
recycling containers. Cottage cluster developments with a combined
floor area of 4,000 square feet or greater shall provide a minimum
storage area of 80 square feet for waste storage and/or recycling
containers.
Storage of solid waste facilities shall comply with the following:
a. Storage areas for multiple units in the same cottage cluster
development may be combined or shared.

G35. Design Standard S35 shall be met.

b. Storage area requirements may be satisfied with a single
location or multiple locations and may combine both interior
and exterior locations. If multiple locations are used, the
minimum footprint for each storage area shall be 3-feet by 3feet.
c. Storage areas shall not be in common courtyards, as provided
in 60.05.60.3.S10.
d. Storage areas may be in a parking area, if the site provides at
least the minimum number of parking spaces required in
60.30.10 after deducting the minimum required storage area.
e. Storage areas shall be located so that they do not obstruct
pedestrian or vehicle traffic movement on the site or on public
or private streets adjacent to the site.
f.
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Table 60.05.60.4. Design Guidelines and Standards for Cottage Clusters
Design Guideline

Design Standard
S36. Screening. All cottage cluster developments shall meet the
following standards.

G36a. Type 3. Design Standard S36 or Design
Guideline G36b shall be met.
G36b. Type 2. Waste storage and/or recycling
containers shall be designed and/or located so
that they are screened from an abutting public
street.

Beaverton HOP – Draft BDC Amendments

a. Waste storage and/or recycling containers shall be in an area
not visible from a public street or shall be fully screened from
view from a public street.
b. Screening from public view for waste storage and/or recycling
containers shall be constructed a minimum of one foot higher
than the feature to be screened, and shall be accomplished by
one or more of the following methods:
1. Solid wall constructed of an exterior finish material
utilized on one or more buildings,
2. A hedge with a minimum of ninety-five (95) percent
opacity within two (2) years; or
3. Solid wood fence.
c. Screening from public view by chain-link fence with or without
slats is prohibited.
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Figure 15
Cottage Cluster Parking Design Standards

Table 60.05-1. TECHNICAL LIGHTING STANDARDS
Beaverton HOP – Draft BDC Amendments
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A.
B.

C.
D.

E.

F.

Types of Lighting. The Technical Lighting Standards shall apply to bollard luminaire, pole-mounted luminaire, and
non-pole-mounted luminaire.
Areas to Be Applied. The roadways, access drives, parking lots, vehicle maneuvering areas, pathways and sidewalks
of all new developments and building entrances shall be lighted in conformance to the technical lighting standards.
These standards are not intended to apply to public street lighting.
Conformity of Lighting Plans to this Section. All lighting plans submitted to the City shall comply with the standards
of this table.
Standards. The following standards are required of all exterior lighting:
1.
When a bollard luminaire, or pole-mounted luminaire, or non-pole-mounted luminaire has total cutoff of an
angle greater than ninety (90) degrees, the minimum required interior illumination, the maximum permitted
illumination at the property line, and the maximum permitted height of Luminaires shall be as shown on Table
60.05-1.
2.
When a bollard luminaire, or pole-mounted luminaire, or non-pole-mounted luminaire has total cutoff of light
at an angle less than ninety (90) degrees and is located so that the bare light bulb, lamp, or light source is
completely shielded from the direct view of an observer five (5) feet above the ground at the point where the
cutoff angle intersects the ground, then the minimum permitted interior illumination, the maximum permitted
illumination within five (5) feet of any property line, and the maximum permitted height of Luminaires is also
shown on Table 60.05-1.
General Provisions. Notwithstanding any other provision of this Section to the contrary:
1.
Design Standards for Residential, Commercial, Industrial and Multiple use Districts:
a. No flickering or flashing lights shall be permitted.
b. No bare bulb lights shall be permitted for single-family attachedtownhouse development and multidwellingfamily attached development.
c. No strobe lights shall be permitted.
d. Light sources or Luminaires shall not be located within areas identified for screening or buffering except
on pedestrian walkways.
2.
Special Design Standard for Residential Districts. No exterior neon lights shall be permitted.
3.
Special Design Standard for Commercial and Multiple use Districts. Exterior neon lights shall only be permitted
when incorporated into the architectural design of a building.
Exemption for Specified Public Outdoor Recreation Uses:
1.
Because of their unique requirements for nighttime visibility, public ball diamonds, public playing fields, and
public tennis courts only, inclusive of facilities located on school district properties, are exempted from the
exterior lighting standards of Sections D.1 through D.2 above. These outdoor recreational uses mustshall meet
all other requirements for this Section and of the Code.
2.
The outdoor recreational uses specified above shall not exceed a maximum permitted post height of eighty
(80) feet.
3.
The outdoor recreational uses specified above may exceed a total cutoff angle of ninety (90) degrees, provided
that the luminaire is shielded to prevent light and glare spillover to adjacent properties. The maximum
permitted illumination at the property line or, if required, the interior buffering line, shall not exceed two (2)
foot-candles.
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Table 60.05-1
Technical Lighting Standards
Minimum
Maximum
Maximum
Required
Permitted
Permitted
Zoning District
Illumination
Illumination
Illumination at
Type
(internal) in Foot- (internal) in Foot- property line in
candles
candles
Foot-Candles
>90

Residential

Commercial and
Industrial

Multiple Use
Residential Only
Multiple Use
with residential
Multiple Use
with non-

1.0

1.5

<90

0.7

1.0

>90

None

<90

None

Pole-mounted Luminaires
(inclusive of above grade base
and light fixture):
• 15 feet for on-site pedestrian
ways.
• 30 feet for on-site vehicular
circulation areas.
• 15 feet for the top deck of
non-covered parking
structures.
Wall-mounted Luminaires for the
lighting of pedestrian or vehicular
circulation areas:
• 15 feet above building
finished grade for on-site
pedestrian circulation areas.
• 30 feet above building
finished grade for on-site
vehicular circulations areas.

None

0.5

None

None

0.5 (all)

0.7
1.0

Beaverton HOP – Draft BDC Amendments

0.5

Pole-mounted Luminaires
(inclusive of above grade base
and light fixture):
• 15 feet for on-site pedestrian
ways.
• 20 feet for on-site vehicular
circulation areas.
Wall-mounted Luminaires for the
lighting of pedestrian or vehicular
circulation areas:
• 20 feet above building
finished grade.

None

0.7

1.5

Maximum Permitted Height of
Luminaires
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(inclusive of above grade base
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ways for all development
types.
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Table 60.05-1
Technical Lighting Standards
Minimum
Maximum
Maximum
Required
Permitted
Permitted
Zoning District
Illumination
Illumination
Illumination at
Type
(internal) in Foot- (internal) in Foot- property line in
candles
candles
Foot-Candles
>90

<90

>90

<90

residential
development

Non-multiple use
/ non residential
development

Maximum Permitted Height of
Luminaires

•

1.5

20 feet for on-site vehicular
circulation areas for
residential only and multiple
use with residential.
• 30 feet for on-site vehicular
circulation areas for multiple
use non-residential
development and nonmultiple use/non-residential
development.
• 15 feet for the top deck of
non-covered parking
structures for all
development types.
Wall-mounted Luminaires for the
lighting of pedestrian or vehicular
circulation areas:
• 20 feet above building
finished grade for residential
only and multiple use with
residential development.
• 15 feet above building
finished grade for multiple
use non-residential
development and nonmultiple use / non-residential
development.

1.0

Table 60.05-2. MINIMUM LANDSCAPE BUFFER REQUIREMENTS BETWEEN
CONTRASTING DISTRICTS
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Table 60.05-2
Minimum Landscape Buffer Requirements Between Contrasting Districts
Urban
Standard
DensityR
Urban
esidenti
District of
Low
Location
al Mixed
Development
Density
B and C
(R10)
(R7,
R5RMB,
RMC)

Urban Low
Density
(R10)
Urban
Standard
DensityResi
dential
Mixed B or C
(R7, R5RMB,
RMC)
Urban
Medium
DensityResi
dential
Mixed A
(R4, R2RMA)
Urban High
DensityMult
i-Unit
Residential
(R1MR)

5’/B1
CU
5’/B1
CU

Urban
Medium
Density
Residen
tial
Mixed A
(R4,
R2RMA)

Urban
High
Station
Density
Town
Regional
Commercial Employment/ Community
MultiCenter
Center
(CS, GC, NS,
Industrial
(SC-MU, SCUnit
(TC-MU, (RC-E, OICC)
(OI,IND)
HDR, SC-E,
Reside
TC-HDR) WS, C-WS)
SC-S)
ntial
(R1MR)

10’/B2 20’/B3
CU
CU
5’/B1 10’/B1
CU
CU
10’/B2 20’/B3
CU
CU

20’/B3
CU
10’/B1
CU
20’/B3
CU

20’/B3
CU
10’/B1
CU
20’/B3
CU

20’/B3
CU
5’/B2
CU
20’/B3
CU

20’/B3
CU
5’/B2
CU
20’/B3
CU

20’/B3
CU
5’/B2
CU
20’/B3
CU

5’/B1 10’/B1
CUN/A
CU

10’/B1
CU

10’/B1
CU

5’/B2
CU

5’/B2
CU

5’/B2
CU

N/A

10’/B2
CU/R4

20’/B3

20’/B3

10’/B2

10’/B2

10’/B2

N/A

5’/B1

10’/B1

10’/B1

5’/B2

5’/B2

5’/B2

Abutting 20’/B3 20’/B3

10’/B2

N/A

20’/B3

20’/B3

10’/B1

10’/B1

10’/B1

Across
Street

5’/B1

N/A

10’/B1

10’/B1

5’/B1

5’/B1

5’/B1

Abutting

CU

Across
Street

N/A

Abutting

5’/B1
CU

N/A

Across
Street

5’/B1
CU

N/A

Abutting

10’/B2 10’/B2
CU/R4 CU/R4

Across
Street

5’/B1

5’/B1N/
A

10’/B1 10’/B1

Commercial Abutting 20’/B3
(CS, GC,
Across
10’/B1
NS, CC)
Street
Employment Abutting 20’/B3
/ Industrial Across
10’/B2
(OI, IND)
Street
Station
Abutting 20’/B3
Community
(SC-MU, SC- Across
10’/B2
HDR, SC-E, Street
SC-S)
Town
Abutting 20’/B3
Center
(TC-MU, TC- Across 10’/B2
Street
HDR,

20’/B3

10’/B3 10’/B3

N/A

10’/B3

5’/B2

5’/B2

5’/B2

10’/B1

5’/B1

N/A

5’/B1

5’/B1

5’/B1

5’/B1

20’/B3

20’/B3 20’/B3

10’/B3

N/A

20’/B3

20’/B3

20’/B3

10’/B2

10’/B2 10’/B2

5’/B2

N/A

10’/B2

10’/B2

10’/B2

20’/B3

10’/B3 10’/B3

10’/B3

20’/B3

N/A

10’/B2

10’/B2

10’/B2

5’/B2

5’/B2

5’/B2

10’/B2

N/A

5’/B1

5’/B1

20’/B3

10’/B3 10’/B3

10’/B3

20’/B3

10’/B2

N/A

10’/B2

10’/B2

5’/B2

5’/B2

10’/B2

5’/B1

N/A

5’/B1
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Table 60.05-2
Minimum Landscape Buffer Requirements Between Contrasting Districts
Urban
Standard
DensityR
Urban
esidenti
District of
Low
Location
al Mixed
Development
Density
B and C
(R10)
(R7,
R5RMB,
RMC)

Regional
Center
(RC-E,OIWS, C-WS)

Urban
Medium
Density
Residen
tial
Mixed A
(R4,
R2RMA)

Urban
High
Station
Density
Town
Regional
Commercial Employment/ Community
MultiCenter
Center
(CS, GC, NS,
Industrial
(SC-MU, SCUnit
(TC-MU, (RC-E, OICC)
(OI,IND)
HDR, SC-E,
Reside
TC-HDR) WS, C-WS)
SC-S)
ntial
(R1MR)

Abutting 20’/B3 20’/B3

10’/B3 10’/B3

10’/B3

20’/B3

10’/B2

10’/B2

N/A

Across
Street

5’/B2

5’/B2

10’/B2

5’/B1

5’/B1

N/A

10’/B2 10’/B2

5’/B2

NOTES FOR TABLE 60.05-2.:
1. 5’ / 10’ / 20’ = Buffer Width
2. B1 / B2 / B3 = Buffer Standard
3. N/A = Not Applicable
4. CU = Conditional Use
5. Except for non-residential uses and parks in Residential districts, buffering requirements are not in addition to building setback
requirements as described in CHAPTER 20 of the Development Code. Where a setback width is less than a landscape buffer width
described in Table 60.05-2., the minimum setback width of the zone shall apply to the specified buffer designation (B1, B2, or B3
as appropriate). A landscape buffer width cannot exceed a minimum yard setback dimension. [ORD 4531; April 2010]
6. Buffering requirements for Urban Low and Urban Standard and the R4 zoning district in Urban MediumRMA, RMB, and RMC shall
only be applied when a Conditional Use (CU) is proposed.
7. A minimum 20 foot buffer developed to a B3 standard is required for non-residential land uses and parks abutting a residential
use in a residential zoning district. This standard shall apply only to side and rear property lines that abut residentially zoned
properties. The Director is authorized to approve exceptions as described under Section 60.05.25.13.A, Applicability of Buffer
Standards, otherwise all proposals to modify the 20-foot buffer width or B-3 standard are subject to public hearing consideration
in review of applicable guidelines (Section 60.05.45.11.). [ORD 4531; April 2010] [ORD 4782; April 2020]
8. Where a site proposed for development abuts property located outside City limits, the buffering requirement for the equivalent
zone shall be applied to the property as described in Table 1, Section 1.5.2. of the Comprehensive Plan adopted pursuant to the
Washington County – Beaverton Urban Planning Area Agreement (UPAA) or similar a zone as determined by the Director. [ORD
4531; April 2010] [ORD 4759; March 2019] [ORD 4782; April 2020]

***

60.10. Floodplain Regulations
60.10.05. Purpose.
Regulations governing development within floodplains are intended to recognize the need to protect the health, safety
and welfare of the community, and maintain the functions and values of floodplains through control of development
within the floodplain area so as to minimize public and private losses due to flooding. The preservation of natural features
and topography as an aid in floodplain management is a primary purpose of these regulations. However, in the
administration of these regulations the existing pattern of man-made improvements mustshall in some areas be
recognized as a constraint on achieving this purpose. The provisions of this Section are designed to: [ORD 4155; May 2001]
***
Beaverton HOP – Draft BDC Amendments
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60.10.10. Floodplain Designation.
1.

2.

Consistent with Clean Water Services Design and Construction Standards, the floodplain is the flood management
area and shall include those areas identified by the Federal Insurance Administration in a scientific and engineering
report entitled "The Flood Insurance Study for Washington County, Oregon and Incorporated Areas," with
amendments, dated October 19, 2018, with accompanying Flood Insurance Rate Maps (FIRM), is hereby adopted by
reference and declared to be a part of this ordinance. The City of Beaverton shall notify the U.S. Department of
Homeland Security’s Federal Emergency Management Agency as soon as possible, but no later than six months after
the date such information becomes available, of any changes to the base flood elevation, by submitting technical or
scientific data. Such a submission is necessary so that upon confirmation of those physical changes affecting flooding
conditions, risk premium rates and flood plain management requirements will be based upon current data. The Flood
Insurance Study and revisions are on file with the City Engineer and the City Recorder. [ORD 3563; May 1987] [ORD
4130; December 2000]. When base flood elevation data has not been provided in accordance with this section, the
City Engineer shall obtain, review, and reasonably utilize any base flood elevation and floodway data available from
a federal, state, or other source in order to administer City of Beaverton Code Section 9.05.060, subsections A and D,
relating to site development. For all development applications, the best available information as determined by the
City Engineer shall be used in the determination of the floodplain limits. [ORD 3563; May 1987] [ORD 4337; January
2005] [ORD 4388; May 2006] [ORD 4692; November 2016] [ORD 4744; October 2018]
When interpretation is requested by a property owner, or designee concerning the exact location of the boundaries
of the areas of special flood hazards (for example, where there appears to be a conflict between a mapped boundary
and actual field conditions), or if a development application is received for a site where a floodplain is unclear or lacks
an established elevation, the City Engineer shall require the concerned person or applicant to provide a detailed
hydraulic data report prepared in accordance with standard engineering practice by a registered engineer with
background in the area of hydrology and hydraulics. This report shall include, but is not limited to, water profiles and
discharge rates for the channel and the hydrology for the tributary areas. The report mustshall document the base
flood elevation and specific limits of inundation within a floodplain designated on a FIRM map in Zone A or in Zone
AO or along a stream corridor beyond the FIRM studied limits. After review of the available data and the report, the
base flood elevation shall be established by the City Engineer. [ORD 4744; October 2018]
***

60.10.25. Residential Uses in the Floodway Fringe.
1.

2.

3.

Unless property is developed as a planned unit development, single-detached family and two familyduplex dwellings,
even though allowed in the primary zone, are prohibited in the floodway fringe on any lot smaller in area than five
acres.
All other residential uses, if allowed in the primary zone, are allowed only as Conditional Uses in the floodway fringe.
The request for a Conditional Use shall be processed and reviewed in the manner set forth in this ordinance. In
addition to all other findings of fact required to be made in order to grant the Conditional Use, the following findings
shall also be made: [ORD 4155; May 2001]
A.
The proposed development meets all the site and building design standards and requirements of the Beaverton
Code Section 9.05 and the technical standards of this ordinance; and [ORD 4155; May 2001] [ORD 4392; July
2006]
B.
The proposed development meets the building design standards and requirements of the Clean Water Services
Design and Construction Standards based on affirmative statements in documentation from CWS. [ORD 4155;
May 2001] [ORD 4224; August 2002]
The provisions of subsection 2., above, shall not operate to impose the status of nonconforming use on any singledetached family or two-familyduplex dwelling or use lawfully existing on the effective date of this ordinance.
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4.
5.

6.

7.

Single-detached family and two-familyduplex dwellings and uses located in the floodway fringe and on lots smaller
in area than five acres shall be allowed to continue, subject to the provisions of the primary zone, as conforming uses.
A structure or use regulated by this section that does not comply with any regulation provided by this ordinance for
the primary zone in which it is located shall be considered nonconforming in those particulars only and shall be
treated in a manner consistent with the provisions of CHAPTER 30, the nonconforming use provisions.
All manufactured dwellings otherwise allowed to be placed or substantially improved within the floodplain shall be
elevated on a permanent foundation such that the bottom of the longitudinal chassis frame beam of the
manufactured home is at or above the base flood elevation, and shall be anchored to prevent flotation, collapse, or
lateral movement, and shall be installed using methods and practices that minimize flood damage. All electrical
crossover connections shall be elevated a minimum of two feet above the base flood elevation. [ORD 3563; May
1987] [ORD 4155; May 2001] [ORD 4392; July 2006] [ORD 4744; October 2018]
In the floodplain, the long-term storage, permanent placement, or installation of recreational vehicles on the land is
prohibited.

60.10.30. Development of Critical Facilities within the Floodway Fringe.
1.

Construction of critical facilities shall be, to the extent possible, located outside the limits of the floodplain.
Construction of new critical facilities within the floodway fringe shall be permissible if no feasible alternative site is
available. Critical facilities that are constructed or substantially improved within the floodway fringe shall have the
lowest floor elevated three feet above the base flood elevation or to the height of the 500-year flood, whichever is
higher. Access to and from the critical facility shall be protected to the height utilized above. Floodproofing and
sealing measures mustshall be taken to ensure that toxic substances will not be displaced by or released into
floodwaters. Access routes elevated to or above the level of the base flood elevation shall be provided to new critical
facilities and to existing critical facilities to the extent possible. [ORD 4692; November 2016] [ORD 4744; October
2018]
***
Commentary: 60.12 Habitat Friendly Development Practices
Proposed amendments to this section are merely intended to reflect the renamed and consolidated
residential zones and updated housing terms. No substantive changes are proposed.

60.12. Habitat Friendly Development Practices
60.12.05. Purpose.
Allow and encourage Habitat Friendly Development Practices (HFDPs) that integrate preservation, enhancement and
creation of Habitat Benefit Areas (HBAs) and use of Low Impact Development (LID) techniques in order to support natural
systems that provide wildlife with food, shelter, and clean water.
All of the provisions of Section 60.12. are voluntary and are not required of new development or redevelopment. The
provisions are applicable only when a property owner elects to utilize the provisions contained in this section.
The provisions of this section are intended to:
1.
2.
3.
4.

Promote preservation, enhancement and restoration of Habitat Benefit Areas (HBAs).
Reduce impacts from development on fish and wildlife habitat relative to traditional development practices.
Design a site in such a way that Habitat Friendly Development Practices (HFDPs) are integrated in the overall plan.
Use Best Management Practices (BMPs) to guide decisions regarding site design, development and construction.
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5.
6.

7.
8.

Reduce Effective Impervious Area (EIA) in the City to the extent practicable and achieve zero (0) percent EIA on as
many individual sites as practicable.
Avoid damaging existing wildlife habitat through preservation of HBA, minimize impacts to existing wildlife habitat
by limiting the amount of habitat disturbance to only those areas required for development of a site, and mitigate
impacts to existing wildlife habitat when avoidance and minimization options are limited. Use LID techniques to
mitigate impacts in order to improve remaining on-site habitat and/or down-stream habitat.
Encourage HFDPs by adopting options that allow for flexibility in site design for new development and
redevelopment.
Implement provisions of the Beaverton Comprehensive Plan that encourage preservation of HBA and use of LID
techniques.
***

60.12.35. Habitat Benefit Area (HBA) Preservation.
Locations of HBAs are depicted on the Comprehensive Plan Volume III Habitat Benefit Area Map. Habitat resource
classification and delineation methodologies are included in the Comprehensive Plan for the City for Beaverton Volume
III: Statewide Planning Goal 5 Resource Inventory Documents.
1.

Preservation, Enhancement, Mitigation, Creation.
A.
Purpose. HBA Preservation includes preservation, enhancement, mitigation, or creation of HBA based upon
habitat delineation.
B.
Credits. Use of the following credits is limited to the amount of HBA preservation proposed. One (1) square
foot of HBA preserved results in one credit. Awarding a credit or a combination of credits shall not result in
receipt of multiple credits for one (1) square foot of HBA preservation.
1. Building Envelope Offset in Commercial and Industrial zoning districts. An applicant can request a yard
setback decrease of one (1) foot for every one (1) lineal foot that a proposed HBA preservation encroaches
into a project site from the opposite side; in exchange the opposite yard setback shall be increased one
(1) lineal foot.

Building Envelope Offset Example.
Standard Setbacks
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Building Envelope Offset Example.
Setback Offset applied

Standards. Building Envelope Offset credits for HBA preservation shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a.

3.

Credit Limit. The proposed Building Footprint Offset does not reduce a yard setback to less than five (5)
feet.
b. The requested setback reduction is not requested for any property within the R4, R5, R7, or R10RMB or
RMC zoning districts unless the site is located within the South Cooper Mountain Community Plan area
and subdivision of the site is part of a Conditional Use Planned Unit Development application. [ORD 4652;
February 2015]
c. A requested setback reduction does not abut any property within the R4, R5, R7, or R10RMB or RMC
zoning districts. [ORD 4584; June 2012]
d. The proposed reduction will meet applicable fire or life safety requirements.
e. The proposed reduction will meet applicable building code requirements.
Building Height Increase. A proposal that includes HBA preservation can may request an increase in building
height up to 12 feet within the building footprint. The square footage of the building footprint receiving the
building height increase shall be equal to or less than the square footage of HBA preservation, not to exceed
the square footage of the building footprint. This credit is applicable in all zones except R4, R5, R7, and R10RMB
and RMC.
Standards. Building Height Increase credits for HBA preservation shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a.
b.

Credit Limit. The proposed Building Height Increase does not exceed 12 additional feet for an area equal
to the building footprint.
When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district, the
portion of the building(s) receiving the height increase shall be designed with an additional setback from
the R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district, of two (2) feet for
every one (1) foot of building height increase. [ORD 4584; June 2012]
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Building Height Increase Example with additional setback. (elevation view)

c)

3.

The building receiving the height increase shall be located within the project site where the HBA is
preserved.
d) The building receiving the height increase shall not increase the height within 50 feet of the
Downtown Historic District or a Historic Landmark.
Floor Area Reduction in Multiple Use Zoning Districts. For every one (1) square foot proposed HBA
preservation on a project site, an applicant can request a credit of one (1) square foot toward satisfying
the minimum floor area requirement for a project site.
Standards. Floor Area Reduction credits for HBA preservation shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

4.

Credit Limit. The proposed Floor Area Reduction does not exceed 25 percent of the required floor
area for the project site.
Landscape Island Standard Reduction. For every one (1) square foot proposed HBA preservation, within
ten (10) feet of a proposed parking lot area, an applicant can request a credit of one (1) square foot toward
the landscape island standard of Section 60.05.20.5.
Standards. Landscape Island Standard Reduction credits for HBA preservation shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

5.

Credit Limit. The proposed Landscape Island Standard Reduction does not exceed 50 percent of the
landscape island standard for the project based upon the minimum number of parking spaces
required for the subject site divided by the applicable standard of Section 60.05.20.5.A.
Landscape Standard Reduction. For every one (1) square foot of HBA preservation proposed, an applicant
can request a credit of one (1) square foot toward the landscape standard.
Standards. Landscape Standard Reduction credits for HBA preservation shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

6.

Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the
landscape standard for the project site.
Lot Dimension Reduction. An applicant can request a credit toward reduction of either the standard
minimum lot dimension for width or the standard minimum lot dimension for depth, while continuing to
meet the minimum lot size and minimum density requirements of the underlying zoning district.
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Standards. Lot Dimension Reduction credits for HBA preservation shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

7.

Credit Limit. The proposed Lot Dimension Reduction does not exceed 20 percent of the required
width or 20 percent of the required depth of the underlying zoning district’s lot dimension
requirement.
b) HBA preservation is equal to or greater than the minimum lot area square footage for one (1) lot
within the underlying zoning district. If an applicant chooses to use both Lot Size Averaging
(60.12.35.1.B.7.) and Lot Dimension Reduction for one project site, the applicant may propose one
technique or the other for each lot, but may not apply both techniques to any one (1) lot.
c) HBA preservation is equal to or greater than the minimum lot area square footage for two (2) lots
within the underlying zoning district. If an applicant chooses to use both Lot Size Averaging
(60.12.35.1.B.7.) and Lot Dimension Reduction for one project site, the applicant may propose
application of both techniques to all proposed lots.
Lot Size Averaging. An applicant can request a credit toward averaging the size of proposed lots rather
than meeting the minimum lot size requirement for every proposed lot, while continuing to meet
minimum density requirements of the underlying zoning district.
Standards. Lot Size Averaging credits for HBA preservation shall satisfy the following standards in addition
to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

8.

Credit Limit. The proposed Lot Size Averaging does not reduce the square footage of any one lot
below 80 percent of the minimum and does not increase the square footage of any one lot above
120 percent of the maximum square footage of the underlying zoning district’s lot area standard.
b) HBA preservation is equal to or greater than the minimum lot area square footage for one (1) lot
within the underlying zoning district. If an applicant chooses to use both Lot Size Averaging and Lot
Dimension Reduction (60.12.35.1.B.6.) for one project site, the applicant may propose one technique
or the other for each lot, but may not apply both techniques to any one (1) lot.
c) HBA preservation is equal to or greater than the minimum lot area square footage for two (2) lots
within the underlying zoning district. If an applicant chooses to use both Lot Size Averaging and Lot
Dimension Reduction (60.12.35.1.B.6.) for one project site, the applicant may propose application of
both techniques to all proposed lots.
Open Space Standard Reduction. For every one (1) square foot HBA preservation proposed, an applicant
can request a credit of one (1) square foot toward the open space standard.
Standards. Open Space Standard Reduction credits for HBA preservation shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.35.C.
a)

C.

Credit Limit. The proposed Open Space Standard Reduction does not exceed 50 percent of the open
space standard of Section 60.05.25.1., Section 60.05.25.2., Section 60.05.25.4., Section 60.05.60.1.,
and Section 60.35.15. for the project site.
Standards. Proposals that request credits for HBA preservation shall satisfy the following standards in addition
to the applicable standards of Section 60.12.30. and Sections 60.12.35.B.1. through 60.12.35.B.8.
1. The area of HBA Preservation, Enhancement, Mitigation or Creation shall be placed within a conservation
easement or a separate tract as described in Section 60.12.50. As a condition of approval, a covenant with
the City shall be established as described in Section 60.12.50.
2. The area of HBA Preservation, Enhancement, Mitigation or Creation shall not overlap with an area that is
currently regulated by the City or another jurisdictional agency.
3. When intersecting with Protected Trees (Significant Individual Trees, Historic Trees, trees within
Significant Groves and Significant Natural Resource Areas (SNRAs)) and Community Trees the area of HBA
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4.

5.

Preservation, Enhancement, Mitigation or Creation shall be the area of the site protected, through either
a tract or conservation easement, that is in excess of the minimum amount of tree protection required by
a Tree Plan 2 application.
Proposals for HBA Mitigation shall:
a) replace existing HBA that is proposed for removal on the same project site.
b) be contiguous with an existing HBA or designated Clean Water Services Vegetated Corridor for a
minimum of 50 feet.
c) be equal to or greater than existing HBA proposed for removal.
Proposals for HBA Creation shall:
a) be developed with natural landscaping that supports native wildlife.
b) be contiguous with an existing HBA or CWS vegetated corridor for a minimum of 50 feet.
c) be a minimum of 2,500 square feet.

60.12.35. HABITAT BENEFIT AREA (HBA) PRESERVATION - CREDIT TABLE
A. Purpose

HBA Preservation, Enhancement,
Mitigation or Creation

B. Credits
1. Building Envelope Offset
2. Building Height Increase
3. Floor Area Reduction (MU)
4. Landscape Island Standard Reduction
5. Landscape Standard Reduction
6. Lot Dimension Reduction
7. Lot Size Averaging
8. Open Space Standard Reduction

One (1) square foot
(Bldg Envelope Offset - one (1) lineal foot)
Toward
Amount
Limit
setback
1 lineal ft
offsetting
bldg ht
1 sf
12 ft
min. floor area
1 sf
25% required floor area
landscape island
1 sf
50% landscape island std
landscape
1 sf
50% landscape std
lot dimension
20% width/depth
HBA sf = min 1 du
lot area per du
80% to 120%
HBA sf = min 1 du
open space
1 sf
50% open space std
Propose

bldg = building, du = dwelling unit, ft = foot/feet, ht = height, sf = square feet, std = standard, min = minimum, max = maximum

60.12.40. Low Impact Development (LID) Techniques.
Use of LID techniques is allowed throughout the City unless otherwise stated.
1.

Additional Street Tree Canopy.
A.
Purpose. Increase street tree canopy by increasing the number of street trees for a project equal to an amount
greater than the standard of one (1) tree per 30 lineal feet, but not to exceed one (1) tree per 20 lineal feet.
B.
Credits. Landscape Standard Reduction. For every one (1) square foot of additional street tree canopy proposed
an applicant can request a credit of one (1) square foot toward the landscape standard.
C.
Standards. Landscape Standard Reduction credits for Additional Street Tree Canopy shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the landscape
standard for the project site.
2. The additional Street Tree canopy is calculated based on the square footage of additional street tree
canopy at 10 years maturity.
3. The additional street tree canopy is calculated only for those trees in excess of the standard of one (1)
tree per 30 lineal feet.
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4.

2.

The additional street tree is an accepted street tree as specified in the City of Beaverton’s Approved Tree
List and Street of Trees Tour Guide.
Site Soil Amendment.
A.
Purpose. Site Soil Amendment within proposed landscape areas for projects located in a Multiple-Family
Residential (MR and RMA only), Commercial, Industrial, or Multiple Use zoning district. [ORD 4584; June 2012]
B.
Credits. Use of the following credits is limited to the amount Site Soil Amendment proposed. One (1) square
foot of Site Soil Amendment results in one credit. Awarding a credit or a combination of credits shall not result
in receipt of multiple credits for one (1) square foot of Site Soil Amendment.
1. Landscape Standard Reduction. For every one (1) square foot of Site Soil Amendment proposed an
applicant can request a credit of one and one-half (1.5) square feet toward the landscape standard.
Standards. Landscape Standard Reduction credits for Site Soil Amendment shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30.
a)

2.

Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the
landscape standard for the project site.
Landscape Island Standard Reduction. For every one (1) square foot of Site Soil Amendment proposed an
applicant can request a credit of one and one-half (1.5) square feet toward the landscape island standard
limited to 50 percent of the landscape island standard for the project site.
Standards. A request for Landscape Island Standard Reduction credits for Site Soil Amendment shall satisfy
the following standards in addition to the applicable standards of Section 60.12.30.
a)

3.

4.

Credit Limit. The proposed Landscape Island Standard Reduction does not exceed 50 percent of the
landscape island standard for the project based upon the minimum number of parking spaces
required for the subject site divided by applicable standard of Section 60.05.20.5.A.
Disconnect Downspouts.
A.
Purpose. Disconnect a downspout directing the roof stormwater to a rain garden for projects located in a
Multiple-Family-Unit Residential, Commercial, Industrial, or Multiple Use zoning district. [ORD 4584; June
2012]
B.
Credits. Landscape Standard Reduction. Projects that disconnect downspouts from directly entering the piped
municipal storm water system can count each square foot of roof area drained toward one-quarter (0.25)
square feet of the landscape standard for the subject site. This credit is in addition to credits received for the
rain garden, Section 60.12.40.B.5., that the roof stormwater is directed to flow into.
C.
Standards. Landscape Standard Reduction credits for Disconnecting a Downspout(s) shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the landscape
standard for the project site.
D.
Disconnection of downspouts will also be reviewed with a Building Permit.
Eco-Roof.
A.
Purpose. Install an Eco-Roof equal to at least 10 percent of the building footprint for projects located in a
Multiple-Family-Unit Residential, Commercial, Industrial, or Multiple Use zoning district. [ORD 4584; June
2012]
B.
Credits. Use of the following credits is limited to the amount Eco-Roof proposed. One (1) square foot of EcoRoof results in one credit. Awarding a credit or a combination of credits shall not result in receipt of multiple
credits for one (1) square foot of Eco-Roof.
1. Building Height Increase, Multiple Use Zoning Districts.
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a)

b)

c)
d)

For a proposal that includes an Eco-Roof that is at least 10 percent but less than 30 percent of the
building’s footprint, an applicant can request an increase in building height up to 12 feet within the
building footprint. The square footage of the building footprint receiving the building height increase
shall be equal to or less than the square footage of Eco-Roof.
For a proposal that includes an Eco-Roof that is at least 30 percent but less than 60 percent of the
building’s footprint, an applicant can request an increase in building height up to 24 feet within the
building footprint. The square footage of the building footprint receiving the building height increase
shall be equal to or less than two (2) times the square footage of Eco-Roof.
For a proposal that includes an Eco-Roof that is at least 60 percent of the building’s footprint, an
applicant can request an increase in building height up to 36 feet within the building footprint.
Standards. Building Height Increase credits for installation of an Eco-Roof in a Multiple Use zoning
district shall satisfy the following standards in addition to the applicable standards of Section
60.12.30. and Section 60.12.40.4.C.
(1) Credit Limit. The proposed Building Height Increase does not exceed the relative 12, 24, or 36foot standard outlined in a., b., or c., above.
(2) The square footage of the building footprint receiving the building height increase shall be equal
to or less than three (3) times the square footage of Eco-Roof.
(3) When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning
district, the portion of the building(s) receiving the height increase shall be designed with an
additional setback from the R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County
zoning district, of two (2) feet for every one (1) foot of building height increase. [ORD 4584; June
2012]

Building Height Increase Example with additional setback. (elevation view)

2.

(4) The building receiving the height increase shall be the building with the Eco-Roof.
(5) The building receiving the height increase shall not increase the height within 50 feet of the
Downtown Historic District or a Historic Landmark.
Building Height Increase, Multiple-Family-Unit Residential, Commercial and Industrial Zoning Districts.
b) For every one (1) square foot of Eco-Roof proposed an applicant can request a credit of one (1) square
foot toward an increase in building height up to 12 feet within the building footprint.
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c)

Standards. Building Height Increase credits for installation of an Eco-Roof in a Multiple-Family-Unit
Residential, Commercial or Industrial zoning districts shall satisfy the following standards in addition
to the applicable standards of Section 60.12.30. and Section 60.12.40.4.C.
(1) Credit Limit. The proposed Building Height Increase does not exceed 12 additional feet for an
area equal to the building footprint.
(2) The square footage of the building footprint receiving the building height increase shall be equal
to or less than the square footage of Eco-Roof.
(3) When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning
district, the portion of the building(s) receiving the height increase shall be designed with an
additional setback from the R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County
zoning district, of two (2) feet for every one (1) foot of building height increase. [ORD 4584; June
2012]

Building Height Increase Example with additional setback. (elevation view)

3.

(4) The building receiving the height increase shall be the building with the Eco-Roof.
(5) The building receiving the height increase shall not increase the height within 50 feet of the
Downtown Historic District or a Historic Landmark.
Landscape Standard Reduction. For a proposal that includes an Eco-Roof, every one (1) square foot of EcoRoof earns one (1) square foot toward the landscape standard for the subject site.
Standards. Landscape Standard Reduction credits for installation of an Eco-Roof shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.4.C.
a)

5.

Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the
landscape standard for the project site.

Rain Garden.
A.
Purpose. Integration of a facility that provides a bio-detention function, bio-retention function, or other
vegetated on-site stormwater disposal function within a project site that is located in a Residential,
Commercial, Industrial, or Multiple Use zoning district. [ORD 4584; June 2012]
B.
Credits. Use of the following credits is limited to the amount of stormwater that can be retained or detained
by the Rain Garden proposed. One (1) cubic foot of stormwater retention or detention results in one credit.
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Awarding a credit or a combination of credits shall not result in receipt of multiple credits for one (1) cubic foot
of stormwater retained or detained by the Rain Garden.
1. Building Height Increase. A proposal for integration of a Rain Garden can request an increase in building
height up to 12 feet within the building footprint.
The square footage of the building footprint receiving the building height increase shall be equal to or less
three (3) square feet for every one (1) cubic foot of water retained or detained by the Rain Garden, not to
exceed the square footage of the building footprint.
Standards. Building Height Increase credits for installation of a Rain Garden shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.5.C.
a)
b)

Credit Limit. The proposed Building Height Increase does not exceed 12 feet of height above the
standard for the underlying zoning district.
When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district,
the portion of the building(s) receiving the height increase shall be designed with an additional
setback from the R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district,
of two (2) feet for every one (1) foot of building height increase. [ORD 4584; June 2012]

Building Height Increase Example with additional setback. (elevation view)

c)

2.

The building receiving the height increase shall be located within the project site where the Rain
Garden is proposed.
d) The building receiving the height increase shall not increase the height within 50 feet of the
Downtown Historic District or a Historic Landmark.
Landscape Island Standard Reduction. For every one (1) cubic foot of water retained or detained in the
design of a proposed Rain Garden that is located within the design of the parking lot(s) for a project site,
an applicant can request a credit of one and one-half (1.5) square feet toward the landscape island
standard.
Standards. Landscape Island Standard Reduction credits for installation of a Rain Garden shall satisfy the
following standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.5.C.
a)

Credit Limit. The proposed Landscape Island Standard Reduction does not exceed 75 percent of the
landscape island standard for the project site.
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3.

Landscape Standard Reduction. For every one (1) cubic foot of water retained or detained in the design
of a proposed Rain Garden, an applicant can request a credit of three (3) square feet toward the landscape
standard.
Standards. Landscape Standard Reduction credits for installation of a Rain Garden shall satisfy the
following standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.5.C.
a)

6.

Credit Limit. The proposed Landscape Standard Reduction does not exceed 75 percent of the
landscape standard for the project site.
C.
Standards. Proposals that request credits for integration of a Rain Garden(s) shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30 and Sections 60.12.40.5.B.1. through
60.12.40.5.B.3.
1. The rain garden shall be designed to capture thirty-six hundredths (0.36) of an inch of rainfall in a four (4)
hour period, minimum. The maximum bonus given shall be for a design that captures three (3) inches of
rainfall in a 24 hour period (approximately a five-year storm) equivalent volume, even if part of a larger
storm detention facility intended to meet the City’s 25-year storm event requirement.
2. The rain garden shall be located on the site or abut the site in a right-of-way so that it is visible to the
public from sidewalks that provide access to the project.
3. Any retaining walls proposed around the Rain Garden shall be less than or equal to 30 inches in height.
4. Landscape planting plans for the rain garden shall be prepared with consideration to sun and shade
conditions.
5. There shall be no vertical obstruction with northern exposure of greater than four (4) feet directly adjacent
to the rain garden. The minimum distance from such a north facing vertical obstruction to the rain garden
shall be half the height of the vertical obstruction.
6. The design and location of the rain garden shall be approved as part of the overall project during
development review.
7. If not within a public right-of-way, the property owner shall set aside the rain garden in a conservation
easement or a separate tract. The conservation easement or tract shall comply with the requirements of
Section 60.12.55.2.
Rooftop Garden.
A.
Purpose. Integration of a Rooftop Garden in the design of a building(s) located in a Multiple-Family-Unit
Residential, Commercial, Industrial, or Multiple Use zoning district. [ORD 4584; June 2012]
B.
Credits. Use of the following credits is limited to the amount Rooftop Garden proposed. One (1) square foot of
Rooftop Garden results in one credit. Awarding a credit or a combination of credits shall not result in receipt
of multiple credits for one (1) square foot of Rooftop Garden.
1. Building Height Increase. A proposal that integrates a Rooftop Garden can request an increase in building
height up to 12 feet within the building footprint.
The square footage of the building footprint receiving the building height increase shall be equal to or less
than one-half (0.5) square foot for every one (1) square foot of Rooftop Garden proposed, not to exceed
the square footage of the building footprint.
Standards. Building Height Increase credits for integration of a Rooftop Garden shall satisfy the following
standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.6.C.
a)
b)

Credit Limit. The proposed Building Height Increase does not exceed 12 feet of height above the
standard for the underlying zoning district
When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district,
the portion of the building(s) receiving the height increase shall be designed with an additional
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setback from the R4, R5, R7, or R10MB or RMC zoning district, or equivalent County zoning district,
of two (2) feet for every one (1) foot of building height increase. [ORD 4584; June 2012]

Building Height Increase Example with additional setback. (elevation view)

c)
d)

2.

The building receiving the height increase shall be the building with the Rooftop Garden.
The building receiving the height increase shall not increase the height within 50 feet of the
Downtown Historic District or a Historic Landmark. 2.
Landscape Standard Reduction. For every one (1) square foot of Rooftop Garden constructed an applicant
can request a credit toward one and one-half (1.5) square feet of the landscape standard for the project
site.
Standards. Landscape Standard Reduction credits for integration of a Rooftop Garden shall satisfy the
following standards in addition to the applicable standards of Section 60.12.30. and Section 60.12.40.6.C.
a)

7.

Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the
landscape island standard for the project site.
C.
Standard. A Rooftop Garden shall be equivalent to at least 25 percent of the building footprint and at least 30
percent of the garden area shall contain live plants. In addition, a proposal for a Rooftop Garden shall satisfy
the applicable standards of Section 60.12.30.
Integrated Parking.
A.
Purpose. Integration of below-grade, tuck-under, or structured parking within the footprint of a building(s)
located in a multiple use, multiple-family-unit residential, commercial, or industrial zoning district or structured
parking located in a multiple use zoning district.
B.
Credit. Building Height Increase. A proposal that includes Integrated Parking can request an increase in building
height up to 12 feet within the building footprint. The square footage of the building footprint receiving the
building height increase shall be equal to or less than two (2) square feet for every 100 square feet of integrated
parking proposed, not to exceed the square footage of the building footprint.
C.
Standards. Building Height Increase credits for Integrated Parking shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Building Height Increase does not exceed 12 feet of height above the standard
for the underlying zoning district.
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2.

3.

For every structured parking space provided there shall be a reduction of at least one surface parking
space that otherwise could have been provided within the maximum parking ratio requirements of
Section 60.30.
When abutting an R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district, the
portion of the building(s) receiving the height increase shall be designed with an additional setback from
the R4, R5, R7, or R10RMB or RMC zoning district, or equivalent County zoning district, of two (2) feet for
every one (1) foot of building height increase. [ORD 4584; June 2012]

Building Height Increase Example with additional setback. (elevation view)

4.
5.

8.

The building receiving the height increase shall be the building with the Integrated Parking.
The building receiving the height increase shall not increase the height within 50 feet of the Downtown
Historic District or a Historic Landmark.
Trees, Existing Canopy Preservation.
A.
Purpose. Preservation of existing tree canopy within ten (10) linear feet of a proposed surface parking lot and
vehicle maneuvering area.
B.
Credit. Landscape Island Standard Reduction. For every one (1) square foot of existing Tree Canopy preserved,
an applicant can request a credit of one (1) square foot toward the landscape island standard of Section
60.05.20.5.
EXAMPLE: If an applicant proposes development of a site and the size of the proposed parking lot results in
standard construction of five (5) landscape islands equal to an area of 350 square feet and planting of five (5)
trees, the applicant can alternately propose preservation of three mature trees within a 200 square foot area
and supply two (2) or three (3) landscape islands totaling 175 square feet landscape area with two (2) trees.
60.12.40.8.
C.

Standards. Landscape Island Standard Reduction credits for Existing Canopy Preservation of Trees shall satisfy
the following standards in addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Island Standard Reduction does not exceed 50 percent of the
landscape island standard for the project site.
2. The proposal satisfies the approval criteria of the applicable Tree Plan application, if any.
3. The tree(s) that holds the canopy proposed for preservation is proposed for protection as outlined in
Section 60.60.20. of this Code for Protected Trees.
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Trees, Mitigation.
A.
Purpose. Mitigation for removal of non-exempt surveyed tree(s) considered Community Trees, Historic Trees
or Street Trees.
B.
Credits. Landscape Standard Reduction. For every one (1) square foot of tree canopy mitigated, an applicant
can request a credit toward one-half (0.5) square foot of the landscape standard for the project site.
C.
Standards. Landscape Standard Reductions for Mitigation of Trees shall satisfy the following standards in
addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the landscape
standard for the project site.
1. The proposal satisfies the approval criteria of the applicable Tree Plan application, if any.
2. Mitigation of Community Trees, Historic Trees or Street Trees under the provisions of this section satisfies
the mitigation standards of Section 60.60.25.1. for Significant Individual Trees or trees within Significant
Groves or SNRAs.
10. Trees, Preservation.
A.
Purpose. Preservation of at least 25 percent of the total tree canopy square footage of non-exempt surveyed
tree(s) considered Community Trees, Historic Trees or Street Trees.
B.
Credit. Landscape Standard Reduction. For every one (1) square foot of tree canopy preserved, an applicant
can request a credit toward one (1) square foot of the landscape standard for the project site, limited to 50
percent of the landscape standard for the project site.
C.
Standards. Landscape Standard Reduction credits for Preservation of Trees shall satisfy the following standards
in addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the landscape
standard for the project site. 60.12.40.10.C.
2. The proposal satisfies the approval criteria of the applicable Tree Plan application, if any.
3. The Community, Historic or Street tree(s) proposed for preservation under the provisions of this section
is proposed for protection during development as outlined by Section 60.60.20. of this Code for Protected
Trees.
11. Trees, Box Filter.
A.
Purpose. Integration of a Tree Box Filter(s) and its associated improvements in the design of a project site.
B.
Credits. Landscape Standard Reduction. For every one (1) square foot of proposed site improvements
associated with installation of a Tree Box Filter an applicant can request a credit of two (2) square feet toward
the landscape standard.
C.
Standards. Landscape Standard Reduction credits for integration of a Tree Box Filter(s) shall satisfy the
following standards in addition to the applicable standards of Section 60.12.30.
1. Credit Limit. The proposed Landscape Standard Reduction does not exceed 50 percent of the landscape
standard for the project site.
9.

60.12.40. LOW IMPACT DEVELOPMENT (LID) TECHNIQUES - CREDIT TABLE
1. Additional Street Tree Canopy
Add tree canopy by adding street trees above
A. Purpose
standard
B. Credits
1. Landscape Standard Reduction
2. Site Soil Amendment
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60.12.40. LOW IMPACT DEVELOPMENT (LID) TECHNIQUES - CREDIT TABLE
A. Purpose
Amend soils for additional water absorption
B. Credits
1. Landscape Standard Reduction
2. Landscape Island Standard Reduction
3. Disconnect Downspouts
A. Purpose
Direct roof stormwater runoff to a Rain Garden
B. Credits
1. Landscape Standard Reduction
4. Eco-Roof
A. Purpose
Eco-Roof to absorb roof stormwater
B. Credits
1. Building Height Increase, Multiple use zoning districts

Propose 1sf amended site soils
Toward Amount
Limit
landscape 1.5 sf
50% landscape std
landscape
50% landscape island
1.5 sf
island
std
Propose 1sf of roof area drained
Toward Amount
Limit
landscape 0.25 sf
50% landscape std
Propose 1sf of Eco-Roof
Toward Amount
Limit

bldg
1 sf
12 ft above bldg ht
height
bldg
b. 30% to < 60% of building footprint
2 sf
24 ft above bldg ht
height
bldg
c. 60% or more of building footprint
3 sf
36 ft above bldg ht
height
2. Building Height Increase, Multiple-Family-Unit, Commercial, and Industrial zoning districts
bldg
1 sf
12 ft above bldg ht
height
3. Landscape Standard Reduction
landscape
1 sf
50% landscape std
5. Rain Garden
Bio-detention, bio-retention, or other vegetated
A. Purpose
Propose 1cu ft of water detained/retained
facility
B. Credits
Toward Amount
Limit
bldg
1. Building Height Increase
3 sf
12 ft above bldg ht
height
landscape
75% landscape island
2. Landscape Island Standard Reduction
1.5 sf
island
std
3. Landscape Standard Reduction
landscape
3 sf
75% landscape std
6. Rooftop Garden
Rooftop improvements to absorb roof
A. Purpose
Propose 1sf of rooftop garden
stormwater
B. Credits
Toward Amount
Limit
bldg
1. Building Height Increase
0.5 sf
12 ft above bldg ht
height
2. Landscape Standard Reduction
landscape 1.5 sf
50% landscape std
7. Integrated parking
A. Purpose
Below-grade, tuck-under, or structured parking
Propose 100 sf of integrated parking
B. Credits
Toward Amount
Limit
a. 10% to < 30% of building footprint
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60.12.40. LOW IMPACT DEVELOPMENT (LID) TECHNIQUES - CREDIT TABLE
bldg
height

1. Building Height Increase
8. Trees, Existing Canopy Preservation
Preserve tree canopy within 10 ft of parking &
A. Purpose
maneuvering
B. Credits
1. Landscape Island Standard Reduction

2 sf

12 ft above bldg ht

Propose 1sf tree canopy preserved
Toward Amount
Limit
landscape
50% landscape island
1 sf
island
std

9. Trees, Mitigation
A. Purpose

Mitigate Community, Historic, or Street Tree
removal

B. Credits
1. Landscape Standard Reduction
10. Trees, Preservation
Preserve Community, Historic, or Street Tree
A. Purpose
canopy
B. Credits
1. Landscape Standard Reduction
11. Trees, Box Filter
A. Purpose
Install Tree Box Filter
B. Credits
1. Landscape Standard Reduction

Propose 1sf tree canopy mitigated
Toward Amount
landscape 0.5 sf

Limit
50% landscape std

Propose 1sf tree canopy preserved
Toward Amount
landscape
1 sf

Limit
50% landscape std

Propose 1sf tree box filter & improvements
Toward Amount
Limit
landscape
2 sf
50% landscape std

bldg = building, du = dwelling unit, ft = foot/feet, ht = height, sf = square feet, std = standard, min = minimum, max = maximum

[ORD 4498; January 2009][ORD 4584; June 2012]

60.12.45. Maintenance.
1.

Covenant with the City. An applicant that requests enhancement, mitigation or creation of HBA or integration of LID
techniques in association with the provisions of Section 60.12. shall execute a covenant with the City that ensures
the preservation, installation, maintenance, and replacement, if necessary, of the HBA or LID improvements and that
meets the requirements of Section 60.12.45.1.A., below. Covenants shall be liberally construed for maximum
protection of health, safety, and welfare of life and property.
A.
Content of the covenant. A covenant required by this Code or as a condition of land use approval shall provide
that:
1. The City’s need to address a clear and present danger to life or property shall supersede limitations of a
covenant;
2. The owner will comply with all applicable Code requirements and conditions of approval;
3. If the owner fails to perform under the covenant, the City may at any time seek any available legal or
equitable remedy. However, there is a preference for negotiated resolution without the necessity of
litigation;
4. If, within one year of a citation filed by the City for violation under this section, the owner fails to carry
out necessary repairs to on-site facilities, or to otherwise restore facilities to their intended functions, the
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2.

3.

city may terminate occupancy of the site and seek an injunction prohibiting future occupancy of the site
while a violation of the covenant exists;
5. Where the development rights of one site are dependent on the performance of conditions by the owner
of another site, the covenants are judicially enforceable by the owner of one site against the owner of
another;
6. The applicant and property owner shall submit to the City of Beaverton a right of inspection allowing City
staff or City contracted personnel to inspect the facility for proper function: and
7. The city may condition permit or development approval upon provision of a surface and subsurface utility
easement notwithstanding the beneficial effect of a covenant under this section.
B.
The covenant shall run with the land. The covenant shall be attached to the deed and be recorded in the
appropriate records of Washington County. Proof of the recording shall be made prior to the issuance of any
construction permits.
C.
Modifying the covenant.
1. Modifications to a land use approval or a condition thereof shall be obtained through an amendment to
the original land use decision subject to the provisions of Section 50.95. of this Code.
2. Modifications that do not affect a land use approval or a condition thereof may be amended by written
agreement by the parties without undergoing a land use application.
3. The modified covenant shall run with the land. The modified covenant shall be attached to the deed and
be recorded in the appropriate records of Washington County. Proof of the recording shall be made prior
to the issuance of any building permits.
Preserved HBA.
A.
Commercial, Industrial or Multiple use zoning districts. When preserving HBA in a Commercial, Industrial or
Multiple Use zoning district, the property owner shall place the preserved HBA in a conservation easement and
shall execute a covenant for preservation and maintenance of the HBA. The conservation easement and
covenant documents shall be attached to the deed and be recorded in the appropriate records of Washington
County.
B.
Residential zoning districts.
1. Single-family Residential zones. When preserving HBA in a single-family residential residential
development that requires a Land Division application (except for a Middle Housing Land Division), the
property ownerapplicant shall place the preserved HBA in a separate tract. This tract may be retained by
the property owner with the execution of a covenant or the tract may be dedicated to a public entity
willing to receive the HBA.
2. Multi-Unitfamily Residential zones. When preserving HBA in a multi-family residential development that
does not require a Land Division application, the property owner shall place the preserved HBA in a
conservation easement and shall execute a covenant for preservation and maintenance of the HBA. The
conservation easement and covenant documents shall be attached to the deed and be recorded in the
appropriate records of Washington County.
2.3. When preserving HBA in a middle housing development that includes a Middle Housing Land Division, the
applicant can choose to place the preserved HBA in a separate tract or conservation easement.
Conditions of Approval. A land use approval shall include conditions of approval that define the specific obligations
for the site regarding preservation, installation, maintenance, and replacement of improvements related to
preserved HBA or LID technique implementation or both.
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60.15. Land Division Standards [ORD 4224; August 2002] [ORD
4487; August 2008]
60.15.05. Purpose.
It is the purpose of this section to establish uniform design and development standards and requirements for all land
division applications in Section 40.45. of this Code.

60.15.07 South Cooper Mountain Natural Resources
The following standard is applicable to partitions and subdivisions within the South Cooper Mountain Community Plan
Area.
1. Significant Natural Resource Areas, as identified in Figure 12: Natural Resources in the Community Plan Area of
the South Cooper Mountain Community Plan, shall be protected and enhanced, consistent with local, state and
federal regulations.
***

60.15.15. Final Plat Standards.
1.
2.

3.

4.

5.

Easements and rights-of-way. Refer to Chapter 9.05 of the Beaverton Municipal Code and Chapter 1, Section 130 of
the Beaverton Engineering Design Manual. [ORD 4584; June 2012]
Building lines. The Director may approve special setbacks based upon the consideration for safety, topography,
geology, solar access or other such reasons. If special building setback lines are to be established in the land division
that are greater than required by this Code, they shall be shown on the final land division and included in the deed
restriction.
Dedications. Infrastructure or public improvements such as public streets, sidewalks, pedestrian ways, bikeways,
multi-use paths, sanitary sewer, storm water system, potable and non-potable water systems, traffic control devices,
parks, open space, and other public rights-of-way required as needed to serve the development, shall be installed at
the expense of the developer and dedicated or otherwise conveyed to the City or the appropriate jurisdiction for
maintenance. Dedication of any land for park or open space purposes mustshall be approved by the jurisdiction to
which the park or open space is being dedicated prior to Final Land Division approval. [ORD 4783; April 2020]
Homeowners’ Associations and declarations. When a Homeowners’ Association Agreement or other restrictive
covenants are to be recorded with the development, a copy of the appropriate documents shall be submitted with
the final plat. The City shall review such documents to ensure that common areas are properly maintained and that
other restrictions required by the City are included.
Monuments and bench marks. The developer shall establish and designate monuments and bench marks on the
Final Plat.
Commentary: 60.15.15.6. Street Trees
Under the state’s Administrative Rules, middle housing generally cannot be subject to more restrictive
standard than single-detached dwellings. The proposed to this section would apply the same fee
requirement to middle housing as applies to single-detached dwellings, instead of requiring applicants
to do the tree planting.
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6.

Street trees. Prior to City approval of the Final Plat, street trees shall be planted along street frontages in accordance
with the following:
A.
For land divisions involving single-detached dwellings and middle housing land divisions, the Developer shall
pay a fee to the City. The City shall be responsible for tree purchase and planting, and maintenance for one
year, consisting of pruning, disease control and watering. The fee shall be based upon a standard of one tree
per thirty (30) lineal feet of street frontage., The resulting number, if not a whole number, shall be rounded
to the nearest whole number as follows: If the decimal is equal to or greater than 0.5, then the number is
rounded up to the nearest whole number. If the decimal is less than 0.5, then the number is rounded down
to the nearest whole number. with standard rounding methods applied for fractions thereof. The fee to be
charged and collected shall be established and from time to time amended by Resolution of the City Council.
B.
For all other land divisions, trees shall be planted at a maximum linear spacing of 30 feet along street frontages
or in accordance with an approved street tree plan approved by the City Arborist or City Engineer. [ORD 4782;
April 2020]
C.
Trees shall be planted in accordance with the City’s Tree Planting and Maintenance Policy.

60.20. Mobile and Manufactured Home Regulations [ORD 3191;
December 1980] [ORD 3739; September 1990] [ORD 3846; May
1993] [ORD 3899; June 1994]
60.20.05. Purpose.

The purpose of these regulations is to establish criteria for the placement of mobile homes and manufactured homes
within the City of Beaverton. Mobile homes and manufactured homes provide a wider choice of housing types suitable
for a greater range of households, lifestyles and economic levels of present and anticipated populations. Mobile homes
and manufactured homes will be located and shall comply with all applicable City and State standards. [ORD 3899; June
1994]

60.20.10. Mobile Home Subdivisions.
Mobile Home subdivisions are Permitted Uses in the R5RMB zone. [ORD 3739; September 1990] In addition to the
standards of the zone in which the proposals are located and the other standards of this ordinance, they shall comply with
all applicable State standards and other City standards for a subdivision. No other types of residential units, other than
mobile homes and manufactured homes, shall be located in subdivisions of this type. The placement of manufactured
homes in a mobile home subdivision shall be governed by Section 60.20.20 of this ordinance.
Standards for the placement of mobile homes on individual lots within a mobile home subdivision:
The mobile home shall have an Oregon insignia [ORD 3739; September 1990] No reconstruction or equipment installation
shall have been made to a mobile home unless it has been approved by the State as evidence by the appropriate insignia.
A mobile home shall be attached to a foundation for which a building permit has been obtained.
The mobile home shall be connected to a public water supply and sewage disposal system.
The wheels, tongue and traveling lights of the mobile home shall be removed.
In the event a mobile home is removed after installation, the property owner shall within 120 days either replace the
mobile home with another approved mobile home or remove the foundation, mobile home accessory buildings and other
structures on the property. At the time of mobile home is removed, water, sewer and all other utilities shall be
disconnected as may be specified by the City. The City may make the removal and disconnection and place a lien against
the property for the cost of the work if the owner fails to perform the work within a specified time.
The mobile home shall be owned by the owner of the lot on which it is installed.
Except for a structure which conforms to the State definition of a mobile home accessory structure, no extension shall be
attached to a mobile home.
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The mobile home shall have a roof with a minimum slope of sixteen percent (16%) (2:12), and have composite or shake
roof, or other roofing materials approved by the Director. [ORD 4332; January 2005]
The mobile home shall be double wide or wider.
The underside of the floor shall be a minimum of 18 inches above ground level at any point.
Mobile home siting shall conform to lot area, yard dimensions and all other dimensional requirements of the zone in which
it is located.

60.20.15. Mobile Manufactured Home Park Regulations.
1.

Mobile home parks are Permitted Uses in the R5 zone. They are Conditional Uses in the R2 zone, subject to Section
40.15. [ORD 3739; September 1990]. Density for the mobile home parks shall be compatible with the zone in which
they are located and calculated according to CHAPTER 90. Mobile Manufactured home parks shall be subject to the
following standards:
A.
The design for the mobilemanufactured home park shall conform to all applicable State standards established
by the State of Oregon, Department of Commerce mobile homemanufactured dwelling park standards
(effective - February 1, 1979).
B.
All mobilemanufactured homes shall have an Oregon insignia. [ORD 3739; September 1990] No reconstruction
or equipment installation shall be made to a mobilemanufactured home unless it has been approved by the
State as evidenced by the appropriate insignia.
C.
The mobilemanufactured home park shall occupy at least one acre.
D.
Evidence shall be provided that the park will be eligible for a certificate of sanitation as required by State Law.
E.
Each mobilemanufactured home shall be connected to a public water supply and sewer disposal system.
F.
A mobilemanufactured home and any attached accessory structure shall not be located closer than:
1. Fifteen (15) feet from any other mobilemanufactured home.
2. Ten (10) feet from any detached accessory building or other building located within the
mobilemanufactured home park.
3. Five (5) feet from a mobilemanufactured home park property line.
G.
Except for a structure which conforms to the State definition of a mobilemanufactured home accessory
structure, no extension shall be attached to a mobilemanufactured home.
H.
MobileManufactured homes shall be installed under the provisions of the administrative rules adopted by the
Oregon Department of Commerce (adopted February 1, 1979).
I.
A mobilemanufactured home shall have continuous perimeter skirting installed pursuant to State regulations.
Skirting shall be of the same material and finish as the exterior of the mobile home or otherwise approved by
the Director.
J.
Except for nonconforming mobile homes as described in 2., below, a mobile home shall contain a minimum
floor area of 800 square feet of gross floor area. The size shall exclude the tongue of the mobile home.
K.J. The wheels, tongue and traveling lights of the mobilemanufactured home shall be removed.
L.K. The underside of the floor area shall be a minimum of 18 inches above ground level at any point.
M.L. The internal street system shall conform to the standards specified by the City Engineering Design Manual and
Standard Drawings. [ORD 4224; August 2002]
N.M. Setbacks for a mobilemanufactured home park property shall be the same as the zone in which it is located.
O.N. Landscaping shall be equivalent to 15% of the area of the park.
[ORD 4332; January 2005]

2.

MobileManufactured home parks existing at the adoption of this ordinance not meeting the standards set forth
herein shall be considered nonconforming and are subject to the nonconforming use provisions of this ordinance.

Beaverton HOP – Draft BDC Amendments

4/29/2022

379Page 77

Exhibit 4

Beaverton Development Code
Nonconforming mobilemanufactured homes in such parks may be replaced with like mobilemanufactured homes
when they are moved or destroyed.
3. MobileManufactured homes not meeting the size requirements set forth in subsection 1.L. above, which at the
adoption of this ordinance are located in approved mobilemanufactured home parks in the City, shall be considered
nonconforming structures and may continue to remain or to be moved to another mobilemanufactured home park.
4.3. MobileManufactured home parks and subdivisions are prohibited in Commercial and Industrial districts. [ORD 3739;
September 1990]
Commentary: 60.20.20. Manufactured Homes
The proposed amendments below are intended to ensure manufactured homes regulations are
consistent with state law, generally treated the same as single-detached dwellings where appropriate,
and a viable choice for middle housing (to be part of a duplex, triplex, quadplex or cottage cluster). The
proposed amendments would remove design requirements that are not applied to single-detached
housing and not clear and objective. The proposed amendments also remove provisions that would
unnecessarily increase the cost of manufactured homes, such as size requirements that prevent smaller
units or requiring an added garage or carport. The proposed code does retain a few provisions
specifically allowed in state law, including the excavated and back-filled foundation with an enclosed
perimeter, the thermal envelop requirement and the restriction on manufactured homes abutting a
historic district or landmark.

60.20.20. Manufactured Homes. [ORD 3899; June 1994]
1.

Manufactured Homes are Permitted on individual lots, by themselves, as accessory dwelling units, or as part of
another permitted residential use, in the R5, R7, and R10RMA, RMB, and RMC zones subject to the siting and design
standards listed below: [ORD 4584; June 2012]
A.
The manufactured home shall be multisectional ("double-wide" or wider) and enclose a floor area of at least
1000600 square feet;
B.
The manufactured home shall be placed on an excavated and back-filled foundation and enclosed at the
perimeter such that the manufactured home is located not more than 12 inches above grade. Where the
building site has a sloped grade, no more than 12 inches of the enclosing material shall be exposed on the uphill
side of the home. If the manufactured home is placed on a basement, the 12 inch limitation will not apply.
C.
The manufactured home shall have a pitched roof with a slope not less than a nominal 3 feet in height for each
12 feet in width;
D.
The manufactured home shall have exterior siding and roofing which in color, material and appearance is
similar to the exterior siding and roofing material commonly used on residential dwellings within the
community or which is comparable to the predominant materials used on surrounding dwellings as determined
by the local permit authority
E.C. The manufactured home shall be certified by the manufacturer to have an exterior thermal envelope meeting
performance standards which reduce levels equivalent to the performance standards required of singledetachedfamily dwellings constructed under the state building code as identified under ORS 455.010.
F.
The manufactured home shall have a garage or carport constructed of like materials.
G.
A manufactured home shall have continuous perimeter skirting installed. Skirting shall be of the same material
and finish as the exterior of the manufactured home. Pressure treated wood, concrete, brick, or stone shall be
used.
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H.D. A manufactured home shall not be sited abutting any structure or property identified as a Historic District,
Preservation District or Landmarks.
I.
All manufactured homes shall utilize at least two of the following design features:
1. Dormers;
2. Recessed entries;
3. Cupolas;
4. Bay or bow windows;
5. Attached garages;
6. Window shutters;
7. A roof with a pitch greater than nominal 3/12;
8. Off-sets on building face or roof (minimum 12”);
9. Gables;
10. Covered porch or entry;
11. Pillars or posts;
12. Eaves (minimum 6”);
13. Tile or shake roof;
14.1.Horizontal lap siding.
***

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.

2.

3.

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.
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.
Bicycle Parking. [ORD 3965; November 1996] Bicycle parking shall be required for quadplexes, townhouses (with 4
or more units), cottage clusters, multi-dwellings,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]

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:
Beaverton HOP – Draft BDC Amendments

4/29/2022

381Page 79

Exhibit 4

Beaverton Development Code
1.
2.

3.

Parking Calculation. Parking ratios are based on spaces per 1,000 square feet of gross floor area, unless otherwise
noted.
Parking Categories.
A.
Vehicle Categories. Contained in the table at Section 60.30.10.5. are vehicle parking ratios for minimum
required parking spaces and maximum permitted number of vehicle parking spaces to be provided for each
land use, except for those uses which are located in the Regional Center which are governed by Section
60.30.10.6. These requirements reflect the parking requirements of Title 4 of Metro’s Regional Transportation
Functional Plan. [ORD 4471; February 2008] [ORD 4584; June 2012] [ORD 4686; July 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.
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 20-minute peak hour transit service.
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 that have a greater than 20 minute peak hour transit service. Parking Zone B areas also include
those parcels that are located at a distance greater than one-quarter mile walking distance of bus transit
stops, one-half mile walking distance of light rail station platforms, or both.
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]
5. Regional Center Parking Districts 1 and 2. Located within the boundary of the Regional Center are two (2)
parking districts. Within these two 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 and 2 shall be governed
by Section 60.30.10.6. [ORD 4471; February 2008] [ORD 4584; June 2012] [ORD 4686; July 2016]
B.
Bicycle Categories. The required minimum number of short-term and long-term bicycle parking spaces for each
land use is listed in Section 60.30.10.5.
1. Short-Term parking. Short-term bicycle parking spaces accommodate persons that can be expected to
depart within two hours. Short-term bicycle parking is encouraged to be located on site within 50 feet of
a primary entrance, or if there are site, setback, building design, or other constraints, bicycle parking shall
be located no more than 100 feet from a primary entrance in the closest available area to the primary
entrance as determined by the decision-making authority.
2. Long-Term parking. Long-term bicycle parking spaces accommodate persons that can be expected to leave
their bicycle parked longer than two hours. Cover or shelter for long-term bicycle parking shall be
provided. School buildings are exempted from the requirement to cover long-term bicycle parking.
3. Bicycle parking shall be designed, covered, located, and lighted to the standards of the Engineering Design
Manual and Standard Drawings. [ORD 4302, June 2004]
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 4471; February 2008]
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. [ORD 3965; November 1996]
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4.

5.

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]
Parking Tables. The following tables list the required minimum and maximum vehicle (Table 60.30.10.5.A) and bicycle
parking requirements (Table 60.30.10.5.B) for listed land use types. The vehicle parking table excludes uses located
in Regional Center zoning districts (See Table 60.30.10.6). [ORD 4584; June 2012] [ORD 4782; April 2020]
Commentary: Table 60.30.10.5.A – Parking Ratio Requirements for Motor Vehicles
The proposed amendments apply separate parking standards to single-detached dwellings and middle
housing in the HB 2001 zones (RMA, RMB, and RMC). One space per unit would be required for singledetached dwellings and middle housing. However, the Administrative Rules mandate reduced parking
ratios for triplexes and quadplexes on smaller lots.

Table 60.30.10.5.A - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES
(Excludes uses in Regional Center zoning districts - See Table 60.30.10.6)
Maximum
Required
Permitted
Parking Spaces Parking
Spaces
Multiple All
Zone Zone
Use
Other
A
B
Zones Zones

Land Use Category

Residential Uses
Single-Detached Dwellings, Duplex, or Townhouse in RMA, RMB, or RMC Zone (per
unit)
Triplex or Quadplex in RMA, RMB, or RMC Zone
Triplexes or Quadplexes on lots less than 3,000 square feet in area
Triplexes or Quadplexes on lots greater than or equal to 3,000 square feet and less
than 5,000 square feet in area
Quadplexes on lots greater than 5,000 square feet but less than 7,000 square feet
in area

1.0

n/a

n/a

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

1.0
per
lot
2.0
per
lot
3.0
per
lot
1.0
per
unit
1.0

N/A

N/A

1.0
1.0

1.25
1.50

1.8
2.0

1.8
2.0

N/A

N/A

N/A

All other Triplexes and Quadplexes
Cottage Cluster (per unit)
Duplex, Triplex, Quadplex, or Townhouse in Other Zone
One bedroom (per unit)
Two bedrooms (per unit)
Beaverton HOP – Draft BDC Amendments
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Table 60.30.10.5.A - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES
(Excludes uses in Regional Center zoning districts - See Table 60.30.10.6)
Maximum
Required
Permitted
Parking Spaces Parking
Spaces
Multiple All
Zone Zone
Use
Other
A
B
Zones Zones

Land Use Category

Three or more bedrooms (per unit)
Attached dwellingsMulti-Dwelling
One bedroom (per unit)
Two bedrooms (per unit)
Three or more bedrooms (per unit)
Dwellings, Live/Work (per unit)
Dwelling, Accessory Unit
Mobile Homes (per unit)
Residential Care Facilities (per bed, maximum capacity)
Rooming, Boarding, or Lodging Houses (per guest room)
Commercial Amusements
Arena / Stadium (per seat, maximum occupancy)
Movie Theaters (per seat, maximum occupancy)
Sports Clubs / Recreational Facilities
Tennis / Racquetball Courts
Institutions
Hospital (per bed)
Public Buildings or other Structures
Welfare or Correctional Institution (per bed)
Fire Station
Commercial Uses
Retail, including shopping centers
Offices, Administrative Facilities
Bank, Financial Institutions
Service Businesses
Rental Businesses, including vehicle and trailer rental
Medical, Dental Clinics
Mortuaries (per seat, maximum occupancy)
Eating, Drinking Establishments
Fast Food with drive-through service in the RC-TO, SC-MU, and SC-HDR zones.
Fast Food with drive-through service in all other zones.
Other eating, drinking establishments in the RC-TO, SC-MU, and SC-HDR zones.
Other eating, drinking establishments in all other zones.
Beaverton HOP – Draft BDC Amendments
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1.0

1.75

2.0

2.0

1.0
1.0
1.0
1.25
N/A
1.0
0.25
1.0

1.25
1.50
1.75
1.25
N/A
1.0
0.5
1.0

1.8
2.0
2.0
1.8
1.8
2.0
0.5
1.25

1.8
2.0
2.0
1.8
1.8
2.0
0.5
1.5

n/a
0.3
4.3
1.0

n/a
0.3
4.3
1.0

0.25
0.4
5.4
1.3

0.25
0.5
6.5
1.5

2.0
2.7
0.3
1.0

2.0
2.7
0.3
1.0

3.0
3.4
0.5
2.0

4.0
4.1
0.75
2.0

3.0
2.7
3.0
3.0
2.7
3.9
0.25

3.3
2.7
3.3
3.0
3.3
3.9
0.25

5.1
3.4
5.4
5.1
3.5
4.9
0.5

6.2
4.1
6.5
6.2
4.1
5.9
0.75

5.0
10.0
5.0
10.0

n/a
10.0
n/a
10.0

12.4
12.4
19.1
19.1

14.9
14.9
23.0
23.0
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Table 60.30.10.5.A - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES
(Excludes uses in Regional Center zoning districts - See Table 60.30.10.6)
Maximum
Required
Permitted
Parking Spaces Parking
Spaces
Multiple All
Zone Zone
Use
Other
A
B
Zones Zones

Land Use Category

Temporary Living Quarters (per guest room)
Places of Assembly
Places of Worship (per seat at maximum occupancy)
Auditoria, meeting facilities; Social or Fraternal Organizations (per seat, maximum
occupancy)
Educational Institutions: College, University, High School, Commercial School (spaces
/ number of FTE students and FTE staff)
Educational Institutions: Middle School, Elementary School (spaces / number of FTE
staff)
Nursery Schools, Day or Child Care Facilities (spaces / number of FTE staff)
Library, museum, art gallery
Park and Ride facilities
Transit Centers
Industrial
Manufacturing
Storage warehouse, wholesale establishment, rail or trucking terminal, vehicle or
trailer storage.
Limited Industrial
Research Facilities

1.0

1.0

1.25

1.5

0.25

0.25

0.6

0.8

0.25

0.25

0.5

0.5

0.2

0.2

0.3

0.3

1.0

1.0

1.5

1.5

0.8
2.5
n/a
n/a

1.5
2.5
n/a
n/a

2.0
4.0
n/a
n/a

2.0
6.0
n/a
n/a

1.6

1.6

2.0

2.0

0.3

0.3

0.4

0.5

2.5

2.5

3.4

3.4

Notes:
1. Parking ratios are based on number of spaces per 1,000 square feet of gross floor area unless otherwise noted.
2. Refer to Section 60.30.10.4. for uses not listed in Section 60.30.10.5.
3. Refer to Section 60.30.10.110. for exceptions.
4. In calculating the required number of vehicle parking spaces, fractions equal or more than 0.5 shall be rounded up to the nearest whole
number. Fractions less than 0.5 shall be rounded down to the nearest whole number.

[ORD 4107; May 2000] [ORD 4224; August 2002] [ORD 4462; January 2008]
[ORD 4584; June 2012] [ORD 4653; June 2015] [ORD 4782; April 2020]
[ORD 4107; May 2000] [ORD 4224; August 2002] [ORD 4584; June 2012]
Commentary: Table 60.30.10.5.B – Parking Ratio Requirements for Bicycles
Bicycle parking is not currently required for single-detached dwellings or townhouses (aka single-family
attached dwellings). In anticipation of administrative rules to implement the Climate-Friendly and
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Equitable Communities initiative (related to the March 10, 2020, Executive Order No. 20-04 signed by
Governor Kate Brown that directs state agencies to reduce climate pollution), minimum required bicycle
parking spaces has been updated below since “cities and counties must require at least as many bicycle
parking spaces as mandated off-street motor vehicle parking spaces for any new land use where offstreet motor vehicle parking is mandated,” as indicated in OAR 660-012-0630(7). Since the proposed
code language requires one off-street motor vehicle space per unit for single-detached dwellings and
middle housing, the same rule will be used for bicycle parking requirements.

Table 60.30.10.5.B - PARKING RATIO REQUIREMENTS FOR BICYCLES
Minimum Required Bicycle Parking Spaces
Land Use Category
Short Term
Long Term
Residential Uses
Single-Detached Dwellings and Middle Housing
Single family attached dwellings
Multi Dwelling Structure containing 4 or more dwelling units
Residential Care Facilities (based upon maximum capacity)
Rooming, Boarding, or Lodging Houses (per guest room)

1 space per unit
Not required
Not required
2 spaces or
1 space per 20 dwelling
units
1 space per 100 beds
Not required

1 space per unit
Not required
Not required
1 space per dwelling
unit
1 space per 50 beds
1 space for every 10
guest rooms

Commercial Amusements
2 spaces or 1 space per 200
seats
1 space per 4,000 sq. ft. of
floor area
1 space per 500 sq. ft. of
floor area
2 spaces, or spaces to meet
the combined
requirements of the uses
being conducted

Arena / Stadium / Theater
Bowling Alley
Dance Hall, Skating Rink

Recreational Facility

2 spaces or 1 space
per 1,000 seats
1 space per 4,000 sq.
ft. of floor area
1 space per 4,000 sq.
ft. of floor area
2 spaces, or spaces to
meet the combined
requirements of the
uses being conducted

Commercial Uses
Retail, including shopping centers

2 spaces or 1 space per
12,000 sq. ft. of floor area

Offices, Administrative Facilities

2 spaces or 1 space per
8,000 sq. ft. of floor area

Bank, Financial Institutions

2 spaces or 1 space per
8,000 sq. ft. of floor area

Beaverton HOP – Draft BDC Amendments
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per 12,000 sq. ft. of
floor area
2 spaces or 1 space
per 8,000 sq. ft. of
floor area
2 spaces or 1 space
per 8,000 sq. ft. of
floor area
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Table 60.30.10.5.B - PARKING RATIO REQUIREMENTS FOR BICYCLES
Minimum Required Bicycle Parking Spaces
Land Use Category
Short Term
Long Term
Medical, Dental Clinics

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

Eating, Drinking Establishments

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

Mortuaries

Not required
2 spaces or 1 space per
5,000 sq. ft. of floor area

Automotive Service, Minor
Truck, trailer, and automobile rental

Not required

Temporary Living Quarters

Not required

2 spaces or 1 space
per 10,000 sq. ft. of
floor area
2 spaces or 1 space
per 4,000 sq. ft. of
floor area
1 space
2 spaces or 1 space
per 5,000 sq. ft. of
floor area
2 spaces
1 space per 50 guest
units

Places of Assembly
Auditoria, meeting facilities
Places of Worship

Social or Fraternal Organizations
Educational Institutions: College, University, Commercial
School
Educational Institutions: High School
Educational Institutions: Middle School, Elementary School
Nursery Schools, Day or Child Care Facilities
Library, museum, art gallery
Park and Ride facilities
Transit Centers
Bus
Light Rail (per station)
Institutions
Hospital
Welfare or Correctional Institution
Manufacturing

Beaverton HOP – Draft BDC Amendments

1 space per 10,000 sq. ft. of
2 spaces
floor area
1 space per 10,000 sq. ft. of
2 spaces
floor area
2 spaces, or spaces to meet 2 spaces, or spaces to
the combined
meet the combined
requirements of the uses
requirements of the
being conducted
uses being conducted
4 spaces per
Not required
classroom
1 space per 18
Not required
students
Not required
1 space per 9 students
Not required
1 space per classroom
1 space per 2,500 sq. ft. of 1 space per 10,000 sq.
floor area
ft. of floor area
Not required
5% of auto spaces
Not required
Not required

2 spaces per bus bay
10 spaces

1 space per 100 beds
1 space per 100 beds

1 space per 50 beds
1 space per 50 beds
2 spaces, or 1 space
per 20,000 sq. ft. of
floor area

Not required
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Table 60.30.10.5.B - PARKING RATIO REQUIREMENTS FOR BICYCLES
Minimum Required Bicycle Parking Spaces
Land Use Category
Short Term
Long Term
Storage warehouse, wholesale establishment, rail or trucking
terminal, vehicle or trailer storage.

Not required

2 spaces, or 1 space
per 80,000 sq. ft. of
floor area

Notes:
1. Parking ratios are based on number of spaces per 1,000 square feet of gross floor area unless otherwise noted.
2. Refer to Section 60.30.10.4. for uses not listed in Section 60.30.10.5.
3. In calculating the required number of bicycle parking spaces, fractions equal or more than 0.5 shall be rounded up to the nearest whole
number. Fractions less than 0.5 shall be rounded down to the nearest whole number.
4. Where an option is provided under bicycle parking, whichever standard results in the greater number of bicycle parking spaces is the
minimum number required. “Not required” means that the provision of bicycle parking is at the option of the property owner.

[ORD 4224; August 2002] [ORD 4584; June 2012] [ORD 4659; June 2015]
6.

Regional Center Parking Tables. The following tables list the required minimum and maximum vehicle parking
requirements for land use types in the Regional Center. Within the boundary of the Regional Center—Old Town (RCOT), Regional Center-Beaverton Central (RC-BC), Regional Center-Mixed Use (RC-MU), Regional Center-Downtown
Transition (RC-DT), and Regional Center-East (RC-E) are two (2) parking districts. [ORD 4584; June 2012] [ORD 4686;
July 2016]
Commentary: Table 60.30.10.6 – Parking Requirements in the Regional Center
New single-detached dwellings will no longer be permitted in any Regional Center; therefore, the row in
the table for detached dwellings can be deleted. The row for attached dwellings has been updated to
instead reference each housing type in that category.

Table 60.30.10.6 - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES IN THE REGIONAL CENTER
Required
Parking Spaces
Parking
Parking
District
District 2
1

Land Use Category

Residential Uses
Detached dwellings (per unit)
Attached dwellingsDuplex, Triplex, Quadplex, Townhouse, or
Multi-Dwelling (per unit)
Dwelling, Accessory Unit
Commercial
Hospital (per bed)
Medical, Dental Clinics
Arena / Stadium / Movie Theater (per seat, maximum
occupancy)
Beaverton HOP – Draft BDC Amendments
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Maximum Permitted
Parking Spaces
Zone A

Zone B

.75

1.0

n/a

n/a

.75

1.0

2.0

2.0

.75

1.0

1.8

1.8

2.0
0

2.0
3.9

3.0
4.9

4.0
5.9

0

n/a

0.25

0.25
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Table 60.30.10.6 - PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES IN THE REGIONAL CENTER
Land Use Category

Movie Theater (per seat, maximum occupancy)
Residential Care Facilities (per bed, maximum capacity)
Rooming, Boarding, or Lodging Houses (per guest room)
Eating, Drinking Establishments
Bank, Financial Institutions
Live/Work Uses (per unit)
Offices, Administrative Facilities
Rental Businesses, including vehicle and trailer rental
Retail, including shopping centers
Service Business / Professional Services
Temporary Living Quarters (per guest room)
Sports Clubs / Recreational Facilities
Tennis / Racquetball Courts
Mortuaries (per seat, maximum occupancy)
Civic
Educational Institutions: College, University, High School,
Commercial School (spaces / number of FTE students and FTE
staff)
Educational Institutions: Middle School, Elementary School
(spaces / number of FTE staff)
Nursery Schools, Day or Child Care Facilities (spaces / number
of FTE staff)
Places of Worship (per seat at maximum occupancy)
Public Buildings or other Structures
Auditoria, Meeting Facilities; Social or Fraternal Organizations
(per seat, maximum occupancy)
Library, museum, art gallery
Park and Ride Facilities
Transit Centers
Welfare or Correctional Institution (per bed)
Industrial
Manufacturing
Research Facilities

Required
Parking Spaces
Parking
Parking
District
District 2
1
0
0.3
0.25
0.25
0
1.0
0
10.0
0
3.0
0.75
1.25
0
2.7
0
2.7
0
3.0
0
3.0
0
1.0
0
4.3
0
1.0
0
0.25

Maximum Permitted
Parking Spaces
Zone A

Zone B

0.4
0.5
1.25
19.1
5.4
1.8
3.4
3.5
5.1
5.1
1.25
5.4
1.3
0.5

0.5
0.5
1.5
23.0
6.5
1.8
4.1
4.1
6.2
6.2
1.5
6.5
1.5
0.75

0.2

0.2

0.3

0.3

1.0

1.0

1.5

1.5

0.8

0.8

2.0

2.0

0.25
2.7

0.25
2.7

0.6
3.4

0.8
4.1

0.25

0.25

0.5

0.5

2.5
n/a
n/a
0.3

2.5
n/a
n/a
0.3

4.0
n/a
n/a
0.5

6.0
n/a
n/a
0.75

1.6
2.5

1.6
2.5

2.0
3.4

2.0
3.4

[ORD 4471; February 2008] [ORD 4498; January 2009] [ORD 4584; June 2012] [ORD 4686; July 2016]
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Figure 60.30.10 REGIONAL CENTER PARKING DISTRICTS MAP

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]

8.

9.

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. In RMA, RMB and RMC, parallel parking spaces may also be used to meet minimum
required parking spaces and shall not be less than 8 feet wide and 20 feet long. (See also Section 60.30.15. (Off-Street
Parking Lot Design) for other standards.) [ORD 4312; July 2004]
Parking Space Calculation.
A.
Multiple Uses. In the case of multiple uses, the total requirements for off-street vehicle and bicycle parking
facilities shall be the sum of the requirements for the various uses computed separately.
B.
Spaces which only meet the requirements of one establishment may serve more than one establishment on
the same parking lot, provided that sufficient evidence is presented which shows that the times of peak parking
demand for the various establishments do not coincide, and that adequate parking will be available at all times
when the various establishments are in operation.
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Commentary: 60.30.10.10. Location of Vehicle Parking
Some of the proposed amendments to this section implement concepts in the City’s Preferred
Approach—including allowing up to two parking spaces in the front setback area for middle housing,
even if not in a driveway. Other proposed amendments are needed to comply with state law:
-

The exception added in 10.A.3. allows parking areas on a middle housing site that has been divided
by a Middle Housing Land Division to be on a separate lot from the associated dwelling(s). This is a
requirement of Senate Bill 458, which precludes cities from requiring each lot to have its own
parking.

-

The revisions to subsection B are intended to ensure that parking areas for middle housing are
treated the same as for single-detached dwellings (as required by the Administrative Rules). The
proposed amendments add a new square-footage-based trigger for the extra maneuvering area
requirement, which could apply to all housing types.

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. [ORD 4107; May 2000] [ORD 4224;
August 2002] [ORD 4462; January 2008] [ORD 4706; May 2017] [ORD 4757; March 2019]
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. [ORD 4757; March 2019]
2.3. Where a Middle Housing Land Division has been approved, pursuant to Section 40.45.15.10., parking
spaces may be on a separate child lot or tract as the associated dwellings, but shall be on the same parent
lot.
B.
Except for single-family and duplex dwellings, For parking areas that meet one of the thresholds in subsections
1 or 2, below, groups of more than two parking spaces shall be so located and served by an access that their
use will require no backing movements or other maneuvering within a street or right-of-way other than an
alley.
Residential dwellings: Parking areas over 1,000 square feet in area. Driveways that could provide
additional tandem parking spaces are not included in this calculation. Tandem spaces that can be
accommodated within the driveway do not count in calculation provided the number of parking spaces
backing out into the street or right of way does not exceed two.
1. All other development: More than two parking spaces.
2. All parking spaces shall meet minimum standards outlined in Section 60.30.15 unless otherwise approved
through a Major Adjustment or Major Adjustment – Affordable Housing.
B.C. In R10, R7, R5 and R4the RMA, RMB, and RMC zones parking and loading spaces for single-detached dwellings
and middle housing may be located in side and rear yards and up to two parking spaces may be located in the
front yard of each lot.dwelling unit only if located in the driveway area leading to its garage. [ORD 4584; June
2012]
Beaverton HOP – Draft BDC Amendments
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C.D. For middle housing outside the RMA, RMB, and RMC zones, and other types of housing in any zone, pParking
in the front yard is allowed for each dwelling unit in the driveway area and shall be hard surfaced. leading to
its garage. Also, one additional space shall be allowed in that area in front of the required side yard and closest
to the driveway subject to the following conditions:
1. The owner of the lot upon which the space is sought shall enter into a written agreement allowing the
space with the owner of the property on that side closest to the proposed additional space. This
agreement shall be binding on the successors in interest to the property of both parties and shall be
recorded with the Washington County Department of Records and Elections.
2. Notwithstanding the agreement of the property owners, the additional space shall not be allowed if it
creates a traffic sight obstruction.
3. The additional space shall be hard surfaced.
11. Reductions and Exceptions. [ORD 3358; March 1984] Reductions and exceptions to the required vehicle and bicycle
parking standards as listed in Sections 60.30.10.5. and 60.30.10.6. may be granted in the specific cases listed below.
Sites within the Downtown Design District that apply for one or more of the vehicle parking reductions listed below
cannot exceed a combined 15% reduction from the required parking standards in the table found in Section
60.30.10.6.[ORD 4471; February 2008] [ORD 4584; June 2012]
A.
Vehicle Parking Reduction for Transit Amenities. [ORD 3965; November 1996] For sites outside of the
Downtown District, 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.
1. A five percent (5%) credit may be approved if:
[ORD 4584; June 2012]
a)

2.

The pedestrian plaza is adjacent to a transit route with transit service currently available and is within
1/4 mile of a major transit stop on that route. If there is a bus stop along the site’s frontage, the plaza
mustshall be adjacent to the bus stop,
b) The pedestrian plaza is open to the public,
c) The pedestrian plaza is at least 200 square feet exclusive of connecting walkways,
d) A bench, landscaping and trash receptacle is provided as part of the pedestrian plaza. (Landscaping
shall not exceed 50 percent of the total area.), and
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.
A ten percent (10%) credit may be approved if:
[ORD 4584; June 2012]
a)

b)
c)
d)
e)

The pedestrian plaza is adjacent to a transit route with transit service currently available and is within
1/4 mile of a major transit stop on that route. If there is a bus stop along the site’s frontage, the plaza
mustshall be adjacent to the bus stop,
The pedestrian plaza is open to the public,
The pedestrian plaza is at least 300 square feet exclusive of connecting walkways,
A transit shelter (if required by Tri-Met 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
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.
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3.

B.

C.

D.

E.

F.

Provision of pedestrian plazas shall be coordinated with Tri-Met through the City’s application process
and shall be constructed to Tri-Met and City standards.
Vehicle Parking Reduction for Rail Stop Proximity in Downtown. For sites within the Downtown District, any
existing use or proposed use within one-eighth mile of an existing rail transit stop may apply for and the City
may reduce the minimum number of required vehicle parking spaces by twelve (12) percent.
Vehicle Parking Reduction for Central Blocks in Old Town. For sites within the bounds of SW Farmington Road,
SW Angel Avenue, SW 2nd Street, and SW Tucker Avenue may apply for and the City may reduce the number of
required vehicle parking spaces by twelve (12) percent.
Vehicle Parking Reduction for Bus Stop Proximity in Downtown. [ORD 3965; November 1996] For sites within
the Downtown District, any existing use or proposed use within one-eighth mile of an existing bus transit stop
that has 20 minute peak hour transit service may apply for and the City may reduce the number of required
vehicle parking spaces by twelve (12) percent. Sites that apply for vehicle parking reductions through Section
60.30.11.B-C may not apply for this reduction.
Reduction for Transportation Management Association Participation. [ORD 4107; May 2000] The minimum
number of off-street parking spaces may be reduced by as much as ten percent (10%), if the applicant agrees
to participate in a Transportation Management Association program approved by the City for the area within
which the project is located. [ORD 4584; June 2012]
Reduction for Combination of Uses with Shared Parking.
[ORD 4107; May 2000] The minimum number of off-street parking spaces may be reduced by as much as thirty
percent (30%) subject to all of the following: [ORD 4584; June 2012]
1.

G.

H.

I.

The combination of uses will permit shared parking sufficient to justify a reduction in the parking standard
and the design of the site and parking, and conditions of operation of parking agreed to by the applicant,
will promote parking patterns and parking use consistent with the permitted reduction;
2. The probable long-term occupancy of the building or use, based upon its design, will not generate
additional parking demand; and
3. The applicant agrees to participate in a Transportation Management Association approved by the City for
the subarea within which the project is located.
Reduction for Special Needs Residential. The Director may, upon request, allow a reduction in the number of
required off-street vehicle and bicycle parking spaces in housing developments for elderly or handicapped
persons if such reduction is deemed appropriate after analysis of the size and location of the development,
resident auto ownership, number of employees, possible future conversion to other residential uses and other
similar relevant factors. [ORD 3108; April 1979] [ORD 4584; June 2012] [ORD 4584; June 2012]
Vehicle Parking Reduction for Enrollment with a Car Share Program in Downtown. For sites within the
Downtown District, the minimum number of required parking spaces may be reduced with the enrollment in a
Car Sharing Program, subject to the following:
1. The enrollment period shall be no less than ten (10) years; and
2. The required vehicle parking may be reduced by two (2) spaces for every one (1) car-share space provided,
with a maximum reduction of ten (10) spaces or a twenty-five (25) percent reduction in required spaces,
whichever is less.
Reduction for Substitution of Bicycle Parking. For uses located within a 1/4 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 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.
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J.
J.K.

Bicycle parking used to reduce vehicle parking spaces shall be covered long-term bicycle parking consistent
with the Engineering Design Manual and Standard Drawings. [ORD 4365; October 2005] [ORD 4584; June 2012]
Exemption for Temporary Uses. Temporary uses authorized by this Code are exempt from bicycle parking
requirements. [ORD 4584; June 2012]
Exemption for Duplex, Triplex, and Quadplex Conversions in RMA, RMB, and RMC. In the RMA, RMB, and RMC
zones, no additional vehicle parking shall be required when a duplex, triplex, or quadplex is created through
conversion of, or addition to, an existing single-detached dwelling.

Commentary: On-Street Parking Credit
The on-street parking credit applies to triplexes, quadplexes, and cottage clusters only in the HB 2001
zones, and allows on-street spaces to count toward the off-street requirement up to a maximum
reduction. On-street spaces must meet certain criteria to qualify.
L.

Reduction for On-Street Parking in the RMA, RMB, and RMC Zones. For middle housing sites, minimum parking
requirements may be reduced if on-street parking is present abutting the site.
1. For each qualifying on-street parking space, the parking requirement shall be reduced by one space, up to
the following maximum reductions:
a) One space for a duplex.
b) Two spaces for a triplex or quadplex.
c) One space per three cottages for a cottage cluster.
2. To qualify, the on-street parking shall be:
a) A legal place to park (consistent with location standards in City Code, such as not next to a fire hydrant
or a mailbox).
b) On street, abutting the site (on the same side of the street) and entirely within the site’s property
lines that are perpendicular to the street.
c) On a paved surface.
a)d) At least 20 feet long and 7 feet wide.
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]
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 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]
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 4224; August 2002]
D.
Compact car parking spaces shall be generally grouped together and designated as such. [ORD 3228; December
1981]
13. Carpool and Vanpool Parking Requirements. [ORD 3965; November 1996]
A.
In industrial, institution, and office developments, including government offices, with 50 or more employee
parking spaces, at least three percent of the employee parking spaces shall be designated for carpool and/or
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B.

vanpool parking. For the purposes of this section, carpool is defined as two or more persons per car, and
vanpool is defined as five or more persons per van. The carpool/vanpool spaces shall be clearly marked and
signed for reserved carpool and/or vanpool parking. The reserved carpool/vanpool parking time may be
specified so that the reserved spaces may be used for general parking if the reserved spaces are not occupied
after a specific time period, which shall be clearly posted on the sign.
Location. Designated carpool/vanpool spaces shall be the closest employee motor vehicle parking spaces to
the building entrance normally used by employees, except for the motor vehicle parking spaces designated for
persons with disabilities, which shall be the closest to the building entrance. [ORD 4107; May 2000] [ORD 4302,
June 2004]

[ORD 4799; 01/08/2021]
Effective on: 1/8/2021

Commentary: 60.30.15. Off-Street Parking Lot Design
In the proposed updates below, additional clarity is provided for off-street parking lot design
requirements for single-detached and middle housing.

60.30.15. Off-Street Parking Lot Design.
All off-street parking lots shall be designed in accordance with City Standards for stalls and aisles as set forth in the
following drawings and tables:
A
B
C
D
E
F
G
H
I

=
=
=
=
=
=
=
=
=

Parking Angle
Stall Width
Stall Depth (no bumper overhang)
Aisle Width
Stall Width (parallel to aisle)
Module Width (no bumper overhang)
Bumper Overhang
Backing Area
Module Intermesh

NOTE:
1) For one (1) row of stalls use "C" plus "D" as minimum bay width.
2) Public alley width may be included as part of dimension "D", but all parking stalls must be on private property, off the public right-of-way.
3) For estimating available parking area, use 350 sq. ft. per vehicle for stall, aisle and access areas.
4) The stall width for self-parking of long duration is 8.5 feet; for higher turnover self-parking is 9.0 feet; and for supermarkets and similar
facilities (shoppers and packages) is 9.5-10 feet.
5) The minimum aisle width for two-way traffic and for emergency vehicle operations area is 24 feet. The minimum aisle width for emergency
vehicle access (one way traffic) is 20 feet. Except as permitted in Section 60.30.15. Note 8(c).
6) Where appropriate, bumper overhang area is provided (extruded curbs), "G" can be subtracted from "C" to determine stall depth. Dimensions
of required recreational vehicle spaces are 10 feet by 25 feet.
7) Parking lots in conjunction with government and public buildings, as defined by Chapter 11 of the International Building Code, are to include
parking for the handicapped as required in that chapter. These special spaces may be included within the total spaces required. [ORD 3494;
March 1986] [ORD 4365; October 2005]
8) Single Detached and Middle Housing in RMA, RMB and RMC zones:
a.
b.

Parallel parking spaces may count as required parking and shall be a minimum of 8 feet wide and 20 feet long. For parallel parking spaces
located within the driveway, the driveway width shall conform to drive aisle widths, outlined in Section 60.30.15. Note 8(c).
Driveways shall meet the minimum driveway standards in the Engineering Design Manual.
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c.

Drive aisles shall have a minimum width of 22 feet for two-way traffic or 20 feet for one-way traffic.

[ORD 4697; December 2012]
A
45 degrees
60 degrees
75 degrees
90 degrees
90 degrees*

B
8.5
8.5
8.5
8.5
7.5

C
18.7
19.8
19.6
18.5
15.0

D
12.0
14.5
23.0
24.0
24.0

E
12.0
9.8
8.8
8.5
7.5

F
49.4
54.1
62.2
61.0
58.0

G
2.0
2.5
2.5
3.0
2.0

H
5.0
5.0
5.0
5.0
5.0

I
43.4
49.9
60.0
61.0
58.0

*"Compact" Car (Section 60.30.10.12.)

[ORD 4584; June 2012]

ANGLE TWO-WAY
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A

B

C

D

E

F

G

H

I

90° DEAD END TWO-WAY

***

60.35. Planned Unit Development [ORD 4430; April 2007]
60.35.05. Purpose.
It is the purpose of these provisions to allow a Planned Unit Development (PUD) in any City zoning district. Uses or
combinations of uses may be developed as a single, integral, functional unit or entity. The PUD provisions are intended to
encourage innovation and creative approaches for developing land while enhancing and preserving the value, character,
and integrity of surrounding areas which have developed or are developing under conventional district regulations. This
is to be accomplished by using the following development and design principles: [ORD 4584; June 2012]
1.

2.

3.

4.

Site design shall use the flexibility afforded by the planned unit development to:
A.
Provide setbacks and buffering through landscape or building design abutting to existing development;
B.
Cluster buildings to create open space and protect natural resources;
C.
Provide for active recreation and passive open space;
D.
Use resource efficient development and building practices that encourage innovative design techniques and
construction practices that use energy saving technology.
Site design shall maximize the opportunities for diversified architecture and outdoor living environments that
respond to the existing site context by exploring design flexibility for siting structures, open spaces, circulation
facilities, off-street parking areas, streetscapes, resource conservation, and creation of other site improvements that
facilitate efficient use of land and create a comprehensive development plan which is better than that resulting from
traditional subdivision development;
Building architecture including detached residential, shall use innovative design that should consider the context of
the existing built and natural environment. Buildings shall be architecturally detailed, and of a size and mass that
contribute to a pedestrian-friendly streetscape, and respond to the natural features of the site. Cluster housing, such
as Courtyard, Patio, or Cottage development, that groups buildings in areas to maximize open space and preserve
significant cultural and natural resources is highly encouraged as are the use of sustainable building materials and
practices. The orientation of buildings should promote human scaled and pedestrian friendly environments and
maximize solar exposure for passive solar gain;
Open space should provide opportunities for active and/or passive recreation that includes preservation of natural
and cultural resources. Good site design shall retain and protect special topographic, natural, and environmentally
sensitive features and existing Significant Groves and Historical and Individual trees should be retained and protected.
Understory and the use of native plant material and sustainable landscape practices are encouraged.

60.35.10. Modification of Base Zoning Standards.
1.

Permitted Uses.
A.
The uses in a PUD shall comply with the Permitted and Conditional Use requirements of the zoning district.
B.
Detached and attached dwellings may be allowed in a PUD provided the overall residential density satisfies the
applicable residential density provisions of this Code.
C.
In addition to the accessory uses and structures typical in the zoning district in which the PUD is located,
accessory uses approved as a part of a PUD may include, but are not limited to the following:
1. Private or public park, lake or waterway;
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2.
3.
4.

2.

Recreation area;
Recreation building, clubhouse Community Building or social hall; or
Other accessory uses or structures which the Planning Commission finds are designed to serve primarily
the residents of the PUD, and are compatible with the neighborhood and to the design of the PUD.
Density and Lot Dimensions. Density and building scale shall relate to the surrounding neighborhood development
and natural resources by providing massing and architectural compatibility with the surrounding neighborhood.
[ORD 4654; March 2015]
A.
Density Transfers.
1. A density transfer allows an equal transfer of dwelling units from one portion of the site to another.
Density transfers are allowed for the following areas:
a) Area within a floodplain;
b) Area over twenty-five (25) percent slope;
c) Known landslide areas or areas shown to have potential for severe or moderate landslide hazard;
d) Area in designated resource areas including: significant tree groves, wetlands, riparian corridors, and
their associated buffers;
e) Areas constrained by monitoring wells and similar areas dedicated to remediation of contaminated
soils or ground water;
f) Parks, trails, or both in tracts;
g) Areas similar to those in a through f above, as approved by the Planning Commission through the
PUD process.
Commentary: 60.35.10.2.B. Residential Lot Sizes
The proposed amendments to this section exempt single-detached and middle housing in RMA, RMB,
and RMC because minimum lot sizes already have been reduced and meet the intent of this section. This
section still applies where multi-dwellings (such as apartments) are allowed.
B.

Residential Lot Sizes. This sub-section B. does not apply in the RMB and RMC zoning districts and only applies
in the RMA zoning district for multi-dwellings.
1. Minimum lot size may be reduced to 50 percent of the minimum land area of the applicable zoning
district(s), except as permitted in 60.35.10.3.B.2.
2. Minimum lot size proposed between 25 percent and 50 percent of the minimum land area of the
applicable zoning district, shall meet the applicable Design Standards or Design Guidelines related to
Compact Detached Housing in Section 60.05 of the Development Code and is at the discretion of the
Planning Commission.
3. Maximum lot size may not exceed 195 percent of the minimum land area of the applicable zoning
district(s) in conformance with the table below unless designated for a future phase, which includes
further division of property or development of attached product. When the maximum density for the
parent parcel has been achieved or a lot is greater than 195 percent of the base zone, the oversized lot(s)
shall include a deed restriction to preclude unintended partitioning or subdividing of such lots in
accordance with the requirements of the approved PUD. [ORD 4584; June 2012]
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Zoning

R1

R2

R4

R5

R7

Maximum Lot Size

1,950 sq ft.

3,900 sq ft.

7,800 sq ft.

9,750 sq. ft.

13,650 sq. ft.

4.

3.

A proposed Planned Unit Development shall not result in fewer dwelling units (lower density) than if the
subject site were reviewed as a Preliminary Subdivision.
Setbacks. [ORD 4654; March 2015]
A.
The dimensional standards for the applicable zoning district as listed in CHAPTER 20 may be modified through
approval of a Planned Unit Development, except for the following situations:
1. For proposed lots abutting the perimeter of the property, the required setbacks shall comply with the
standard front and rear setbacks of the parent parcel.
a) Where the side yard of the parent parcel abuts existing development the setback for new
development shall not be reduced, except by meeting 60.35.10.3.A.1.b below.
b) By meeting the Development Bonus and Development Incentive Options in Section 60.35.30 the
setbacks of proposed perimeter parcels may be reduced by up to ten (10) percent upon approval of
the Planning Commission.
2. Where standard modifications would not promote pedestrian or bicycle connection to the street; support
storm water management; or meet fire and building codes.
B.
Front Setbacks.
The following shall apply to all lots within a proposed residential development(s); except lots proposed along
the perimeter of the subject site, which shall be consistent with Section 60.35.10.3.A.1.
1.

C.

D.

Front setbacks for a residential structure, interior to a Planned Unit Development may be reduced,
excluding the garage where the garage door faces the front property line. Structures shall not encroach
into a public utility easement. In RMA, RMB, and RMC, the maximum front setback reduction is 4 feet.
2. For single-detached dwellings, aAll single-family attached and detached garages that face a public or
private street shall be set back a minimum of twenty (20)18.5 feet from property line. Attached and
detached garage door façade(s) shall be set back a minimum of four (4) additional feet from the set back
of the front of the building, not including porches, when facing a public or private street. All other garage
and carport entrances must be set back a minimum of two (2) additional feet when the set back of the
front of the building is at least twenty (20) feet.
Rear setbacks.
1. Rear setbacks shall be the same as the designated zone for the parent parcel for lots abutting the
perimeter of the proposed development excepting alley accessed lots for which rear setbacks may be
reduced to four (4) feet for alley-accessed lots with no less than a 20-foot alley width.
2. Garages and carports accessed from both sides of an alley shall be setback a minimum of four (4) feet with
no less than 28-feet between garage doors.
Side setbacks. Except for zero-lot line development, side setbacks internal to the Planned Unit Development,
shall be a minimum of three (3) feet with a total of six (6) feet between two buildings. In no case shall a building
encroach into a Public Utility Easement (PUE). Except for townhouses and Middle Housing Land Divisions, All
zero-lot line development shall have side yard setbacks of 10 feet on one side of the dwelling unit and no
setback required on the opposite side.
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60.35.15. Open Space.
Open space shall provide opportunities for active and/or passive recreation and may include existing stands of trees,
resource areas, and storm water facilities as outlined in this section. Active open space shall allow human activities
including recreational and social opportunities such as play fields, playgrounds, swimming pools, plazas and other
recreational facilities. Open space may also be passive and include human activities limited to walking, running, and
cycling, seating areas and wildlife viewing or natural areas such as a wetland.
1.
2.

3.

4.

A Planned Unit Development shall provide baseline open space of an area equal to at least twenty percent (20%) of
the subject site.
Exemptions. Properties within the South Cooper Mountain Community Plan Area are exempt from the open space
requirements in Section 60.35.15.1, but shall provide all community features, including but not limited to, trails,
habitat benefit areas, and scenic views identified in the South Cooper Mountain Community Plan, as identified in
Section 60.35.25. [ORD 4654; March 2015]
Open Space Standards. Open space shall be land that is available for the creation of active and/or passive areas, or
resource areas that provide visible and accessible open space to the proposed community. [ORD 4654; March 2015]
A.
The following resource areas may count towards passive open space requirements: Significant trees and/or
groves, habitat benefit areas, view corridors, steep slopes, water quality facilities, environmentally sensitive
areas including wetlands and any buffers required by Clean Water Services or other regulatory body, and other
resources as deemed appropriate by the decision maker.
B.
Open space shall be easily accessible, physically or visually, to all members of the planned community via a
minimum thirty (30) foot wide street frontage or access easement;
C.
No more than sixty (60) percent of the gross land dedicated to active open space may have slopes greater than
five (5) percent. Additional reductions to this standard may be granted by the Planning Commission based on
the context of the proposed amenities and existing site conditions.
D.
Open space areas shall have a dedicated meter and underground irrigation system to ensure adequate water
supply during establishment period (3-years) and during periods of drought for all newly planted areas.
Resource areas are exempt from this criterion.
E.
For developments ten (10) acres or greater, at least twenty-five (25) percent of the total required open space
area shall be active open space and subject to the provisions of 60.35.15.4.
F.
For the purpose of this Code, open space does not include:
1. Public or private streets;
2. Surface parking lots or paved areas not designated for active or passive recreation;
3. Private lots and buildings including setbacks or landscape buffers. However, community buildings,
community rooms, or both developed for the common use and ownership of the residents within a
Planned Unit Development may be counted as open space.
4. Vehicular access driveways or maneuvering areas.
Active Open Space. Active open space areas are common areas that may be gathering spots, community rooms, play
areas, overlooks, or any that consist of active uses for owners, residents, or the community at large. Active open
space shall meet the following criteria: [ORD 4654; March 2015]
A.
Active open space that is provided outdoors shall be no smaller than the minimum lot size requirement of the
underlying zoning district with a minimum width 40 feet. For properties in multiple use zoning districts with no
minimum lot size active open space areas shall be a minimum of 5,000 square feet in area. The Planning
Commission may modify this requirement to accommodate trails, overlooks, and other types of recreational
features which serve the residents of the development.
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B.

5.

Active open space may abut a Collector or greater classified street as identified in the City’s adopted Functional
Classification Plan, when separated from the street by a constructed barrier, such as a fence or wall, at least
three (3) feet in height.
C.
Active Open Space shall be physically accessible to all residents of the development.
D.
Active open space shall include physical improvements to enhance the area. Physical improvements may
include; benches, gazebos, plazas, picnic areas, playground equipment, sport courts, swimming/wading pools,
indoor Community Buildings clubhouses or meeting facilities, play fields, or other items permitted by the
Planning Commission.
E.
Floor area within buildings devoted to common uses which serve the residents of the development, such as
indoor pools, game rooms, or community rooms, may be counted towards Active Open Space requirements
based on the total floor area devoted to such uses.
Maintenance and Ownership. Land shown on the final development plan as common open space, and landscaping
and/or planting contained therein shall be permanently maintained by and conveyed to one of the following:
A.
An association of owners or tenants, created as a non-profit corporation under the laws of the state (ORS
94.572) which shall adopt and impose articles of incorporation and bylaws and adopt and impose a declaration
of covenants and restrictions on the common open space that is acceptable to the City Attorney as providing
for the continuing care of the space. Any subsequent changes to such CC&Rs regarding open space must be
approved by the City Attorney. Such an association shall be formed and continued for the purpose of
maintaining the common open space and shall provide for City intervention and the imposition of a lien against
the entire planned unit development in the event the association fails to perform as required; or
B.
A public agency which agrees to maintain the dedicated open space and any buildings, structures, or other
improvements which have been placed on it. [ORD 4654; March 2015]
C.
Dedicated open space shall be protected by Covenants (CC&Rs) or deed restriction to prevent any future
commercial, industrial, or residential development. [ORD 4654; March 2015]

60.35.20. Building Architecture.
1.

Purpose. This section applies to development single-detached dwellings located in Planned Unit Developments.
which is not subject to Section 60.05. (Design Review) of this code.
The following architectural standards are intended to promote innovative design that considers the context of the
existing built and natural environment. Buildings shall be detailed, human-scale, and respond to the natural features
of the site. Cluster housing or grouping buildings in areas to maximize open space and preserve significant cultural
and natural resources is highly encouraged along with the use of sustainable building materials and practices. Building
shall be oriented to the street or other public spaces such as parks, plazas, courtyards and open commons when
served by an alley. This building architecture section also offers applicable Development Bonuses and Development
Incentive Options in Section 60.35.30.

2.

Building Orientation. Buildings shall be oriented to the street or other public spaces such as parks, plazas, courtyards
and open commons when served by an alley. The orientation of buildings shall promote environments that encourage
walking, social interaction, and safety.
A.
Exceptions to this standard may be allowed by the Planning Commission where access, topography, and natural
resources prohibit the orientation of buildings to the street or other public open spaces.
B.
In all cases buildings and or private lots shall be served by or have direct access to sidewalks or paths that
connect to a private or public street/sidewalk system.
C.
Garages with rear alley access or garages located in the rear of the lot with shared driveways are encouraged.
D.
All buildings shall have their primary entrance to a street or publicly accessible sidewalk where buildings face
public parks, common areas or open space.
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E.
3.

All primary entrances shall be covered or recessed with a minimum depth of three (3) feet deep and five (5)
feet wide.
Building Heights. Buildings shall be to scale with similar types of existing structures on adjacent properties. This can
be accomplished by utilizing graduated building heights which offer a transition between single-story residential
development and multiple-story residential.
A.
Maximum building height standards may be increased up to twelve feet (12’) when the applicable building
setback distance along the perimeter of the parent parcel is increased at a ratio of 1.5 additional feet of setback
for every foot of building height over the base zone standard for building height.
B.
For the South Cooper Mountain Community Plan area, structures that do not abut the exterior boundary of
the plan area, may be allowed to vary building heights, without satisfying the graduated building height
transitions of Section 60.35.20.3 in order to provide for a variety in housing types within developments. [ORD
4654; March 2015]
C.
Graduated building height standards shall not apply where existing structures on adjacent properties are rural
in their development or use. [ORD 4654; March 2015]
Commentary: 60.35.20.4. Architectural Standards
The proposed amendments below reflect the fact that single-detached dwellings will now be subject to
Design Review and the proposed new standards and guidelines in Section 60.05.60. The applicability of
the architectural standards for PUDs must therefore be updated.

4.

Architectural Standards. Architectural standards are intended to promote quality design and detail that promote
innovation and creativity that allows for a variety of building styles and types. The following standards apply to all
single-detached residential family developments proposed through the PUD process. In addition, single-detached
dwellings, as well as middle housing, multi-dwelling structures, Attached residential structures, Compact Detached
Housing, and commercial, industrial, and multiple use buildings are subject to the Design Standards or Guidelines of
Section 60.05 of the Development Code. [ORD 4654; March 2015]
A.
Building scale and massing shall complement surrounding uses by complying with the provisions in this Code
and meeting the following criteria for residential development.
B.
Front façade elevations shall not be repeated on adjacent abutting lots along the same street frontage.
C.
All detached residential structures shall include design elements that provide building articulation, continuity
of form and variety. Architecture should avoid long expanses of uninterrupted building surfaces. Buildings shall
incorporate at least six (6) of the following building elements on the front, rear, common open space, and
street facing elevations and four (4) of the following elements on interior side yard elevations:
1. Window reveals, canopies, awnings, and covered patios.
2. Balcony on the same façade as the main entrance. The balcony must be at least 48 square feet and a
minimum 8 feet wide, and must be accessible from the interior living space of the house.
3. Porches on the front elevation that have dimensions of at least eight feet wide and six feet deep, and are
covered by a roof supported by structurally integral columns, cables or brackets.
4. Three or more gables.
5. Offsets in roof elevations of two (2) feet or greater;
6. A primary sloped roof that is no flatter than 6/12 and no steeper than 12/12.
7. Bay or bowed windows extending out from the front building elevation that reflect an internal space such
as a room or alcove.
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8.

D.
E.

Elevations on residential units facing streets, common greens and shared courts having at least 40 percent
of the elevation area on each floor permanently treated with windows.
9. Window shutters on windows.
10. Staggered windows that do not align with windows on adjacent properties and minimize the impact of
windows in living spaces that may infringe on the privacy of adjacent residents.
11. Windows grouped together to form larger areas of glazing, if individual window units are separated by
moldings or jambs.
12. Windows with multiple panes of glass or designed to mimic the look of multiple panes.
13. Window patterns, building articulation and other treatments that help to identify individual residential
units.
14. Dormers.
15. Trim markings provided for roof lines, porches, windows and doors on all elevations. The trim must be at
least 3-1/2 inches wide.
16. Weather protection for primary building entrances that exceed 7½ feet wide by five feet deep.
17. An attached garage with a gable or hip roof, or with a second story above the garage.
18. Building face or roof offsets (minimum 12 inch offset).
19. The use of differentiated exterior siding materials. In general, materials should change on horizontal
planes, not vertical planes. Types of siding materials may include:
a) Horizontal lap siding, including simulated horizontal lap siding where the boards in the pattern are 6
inches or less in width;
b) Vertical cedar siding;
c) Beveled siding,
d) Shingles
e) Stucco
f) Brick
g) Stone or manufactured stone
h) Scored masonry
i) Changes in a combination of texture, pattern or color of a single material
20. Decorative structural accents such as kneebrackets or corbels, widow walks, turrets, hooded windows,
pinnacles and pendants, pillars or posts, board and batten, or other architectural vernacular style common
to the Pacific Northwest.
21. Permanent planter boxes of at least 25 square feet constructed as an extension of a front elevation or
primary building entrance.
22. A landscaped courtyard of at least 100 square feet located as a transition element between a primary
building entrance and a street, common green or shared court. The landscaping within the courtyard shall
exceed the minimum requirements of Section 60.05.25.4. by 15%. [ORD 4576; January 2012]
23. An alternative feature approved by the Planning Commission.
Building elevation is measured as the horizontal plane between the lowest plate line and the highest plate line
of any full or partial building story containing doors, porches, balconies, terraces and/or windows.
Alternative building design may reflect modern building form and style. These styles may have less detail or
ornamentation but shall have demonstrated successful use of materials and form, and a cohesive architectural
style and be approved by the Planning Commission.
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Commentary: 60.35.25. South Cooper Mountain Community Plan
The proposed amendments in this section are intended to reflect the new residential zoning
designations, their revised development standards, and the updated housing types.
Also, this section needs to be updated because it is not compliant with state law, which requires clear
and objective standards for housing. The draft code has updated the Planned Unit Development section
to mesh with the new standards in RMA, RMB, and RMC, and establish clear and objective standards for
South Cooper Mountain that ensure the city can implement the most essential elements of the South
Cooper Mountain Community Plan. Throughout Chapter 60, the standards address topics such as street
connections, trails, and open space requirements.

60.35.25. South Cooper Mountain Community Plan [ORD 4654; March
2015]
The South Cooper Mountain Community Plan is part of the Comprehensive Plan for the City of Beaverton. It provides
regulatory policies and maps, along with descriptions and illustrations of the context for those policies and maps, for 544
acres within the southwestern area of the City of Beaverton. This section of the Development Code of the City of Beaverton
outlines specific implementation requirements and connections to the policies of the South Cooper Mountain Community
Plan.
1.

Proposals within the South Cooper Mountain Community Plan area shall demonstrate compliance with the following
applicable South Cooper Mountain Community Plan policies and figures:
A.
Land Use:
1. Land Use Implementation Policy 6: location criteria guiding the selection of appropriate sites for
Neighborhood Parks and Elementary Schools.
2. Neighborhood and Housing Policy 1: neighborhood design principles for creating walkable neighborhoods.
3. Neighborhood and Housing Policy 2: Residential developments shall provide a variety of housing types
consistent with the permitted uses of applicable zone(s). The goal of this policy and implementing code
standards is to ensure that, over time and multiple individual development reviews, South Cooper
Mountain’s neighborhoods and livability are enhanced by variety in the type and design of housing in
order to promote aesthetically pleasing residential neighborhoods as well as opportunities for people of
varying incomes and life stages to live within the same neighborhood.
a) Residential developments in the South Cooper Mountain Community Plan area shall provide a variety
of housing types, as identified below, for sites:
i.
Up to 15-acres (gross), a minimum of one (1) housing type;
ii. Greater than 15-acres and up to 30-acres (gross), a minimum of two (2) housing types;
iii. Greater than 30-acres (gross), a minimum of three (3) housing types.
b) Housing Types include:
i.
Standard Lot Single-Detached Family. Density range from 90 percent to 195 percent of the
minimum land area per dwelling unit requirement of the underlying zoning district;
ii. Small Lot Single-Detached Family. Density range from 50 percent to 70 percent of the minimum
land area per dwelling unit requirement of the underlying zoning district;
iii. Compact Detached Housing & Cluster Housing. Density range from 25 percent up to 49 percent
of the minimum land area per dwelling unit requirement of the underlying zoning district;
Cluster housing not available in RMA, RMB and RMC.
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iv.
v.

Accessory Dwelling Unit with Single- Family Detached Dwelling;
Alley-Loaded Dwellings. A dwelling unit designed with the front façade oriented toward a street
and the garage door façade oriented toward an alley.
vi. Duplex;
vii. Triplex & Four-Quadplex;
viii. Townhouse / Townhome;
viii.ix. Cottage Cluster;
ix.x. Multi-dwelling family;
x.xi. Live /work, only permitted in the NS zoning district.

Zoning District
Base Zone (sq. ft / dwelling)
Land Area (sq ft)
Standard Lot Single Family
maximum
195%
minimum
90%
Small Lot Single Family
maximum
70%
minimum
50%
Compact Detached and Cluster Housing
maximum
49%
minimum
25%

R1

R2

R4

R5

R7

1,000

2,000

4,000

5,000

7,000

1,950
900

3,900
1,800

7,800
3,600

9,750
4,500

13,650
6,300

700
500

1,400
1,000

2,800
2,000

3,500
2,500

4,900
3,500

499
250

999
500

1,999
1,000

2,499
1,250

3,499
1,750

c)

B.

C.

For developments requiring more than one (1) housing type a minimum of 10 percent of the total
dwelling units shall be of each housing type.
d) For developments utilizing the Standard Lot Single-Dwelling Family housing type (Section
60.35.25.1.A.3.b.i.) and not utilizing the Small Lot Single-Dwelling Family housing type (Section
60.35.25.1.A.3.b.ii.), the lot size for Standard Lot Single-Dwelling Family may range from 50 percent
to 195 percent of the minimum land area per dwelling unit requirement of the underlying zoning
district and it shall count as one housing type.
4. Main Street Policy 2: Main Street pedestrian orientation and access.
5. Main Street Policy 4: Main Street design principles.
Transportation:
1. Figure 10: Community Plan Street Framework map.
2. Street Policy 1: Community Plan Street Framework and Comprehensive Plan Chapter 6.
3. Street Policy 10: Community Plan Street Framework, refining specific alignments.
4. Figure 11: Community Plan Bicycle and Pedestrian Framework map.
5. Bicycle and Pedestrian Framework Policy 1: Bicycle and Pedestrian Crossings.
6. Bicycle and Pedestrian Framework Policy 2: Trails.
Resource Protection and Enhancement:
1. Figure 12: Natural Resources in the Community Plan area map.
2. Natural Resource Policy 1: Local Wetlands and Riparian Areas
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2.

3. Natural Resource Policy 2: Development adjacent the Significant Natural Resource Areas.
4. Urban Forestry Policy 2: Tree Planting.
5. Urban Forestry Policy 3: Regionally Significant Upland Habitat.
6. Scenic Views Policy 1: Protection of View Corridors.
7. Rural Edges and Transitions Policy 1: SW Tile Flat Road Landscape Buffer.
D.
Infrastructure Provision:
1. Infrastructure Policy 1: Urban development not allowed without urban services
2. Infrastructure Policy 7: Alignment for new water and sewer.
Proposals within the South Cooper Mountain Community Plan area shall demonstrate compliance with the following
applicable Comprehensive Plan policies and figures:
A.
Chapter Six, Transportation Element:
1. Figure 6.2a: Planned Bicycle and Pedestrian Network.
2. Figure 6.4a: Functional Classification.
3. Figure 6.6a: Future Streets Where Right-of-Way is Planned for More Than Two Lanes.
4. Figure 6.20: Local Connectivity Map.
***

60.35.50. Development Incentive Options.
1.

2.

3.

Open Space Development Incentive Options = Twenty (20) Percent Open Space Reduction. Up to a twenty (20)
percent reduction in the required amount of open space as approved by the Planning Commission may be achieved
by conforming to the open space options listed below. The Planning Commission may consider other improvements
in addition to those listed that offer a similar level of quality and continuity in the proposed open space:
A.
Active Recreation – Development of Twenty-five (25) percent of active open space in addition to the minimum
required active open space as usable for active recreation, such as: play structures, picnic areas, or sports field;
or [ORD 4654; March 2015]
B.
View Preservation – Open space is sited such that a view corridor of a significant natural vista is preserved for
the community at large, such as views into Significant Tree Groves or Significant Natural Resource Areas.
Architectural Development Incentive Options for a Decrease in Open Space, Front and Rear Setbacks. The following
architectural incentives promote sustainable building practices and architectural detail in order to promote high
quality design and character. A maximum decrease of up to twenty (20) percent of required open space or ten (10)
percent of the front and rear setbacks on the parent parcel is at the discretion of the Planning Commission, where
the applicant’s site plan and proposed architecture meet one of the following incentives: [ORD 4654; March 2015]
A.
Develop lots such that 90% meet solar access requirement (60.45.05) for a ten (10) percent decrease in open
space.
B.
Install a ‘Greenroof’ or Ecoroof on 100 percent of the roof area of twenty (20) percent of the detached dwellings
or 20 percent of the total roof area for attached dwellings, multi-family dwellings, commercial, or industrial
buildings for a ten (10) percent decrease in the required open space.
C.
Up to ten (10) percent reduction in front and rear parent parcel setbacks as approved by the Planning
Commission may be achieved by developing cluster housing that preserves and increases open space by twenty
(20) percent above baseline requirement.
Affordable Housing Development Incentive Options for a Decrease in Open Space. Up to a fifty (50) percent
reduction in the required amount of open space as approved by the Planning Commission may be achieved by
development of ten (10) percent of the units as affordable housing. Up to a sixty (60) percent reduction in the
required amount of open space as approved by the Planning Commission may be achieved by development of twenty
(20) percent of the units as affordable housing.
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Affordable housing is defined as housing affordable to households earning up to 100 percent of the median
household income in Washington County, or less as adjusted for family size as determined by the U.S. Department
of Housing and Urban Development (HUD). Housing prices and/or rents shall be limited to that level through deed
restriction for up to thirty (30) years. Approval of the affordable housing Development Incentive Option shall be
subject to a developer identifying and contracting with a public, or private housing agency that will administer the
housing affordability

60.40. Sign Regulations
60.40.05. Purpose.
The general purpose of this Chapter is to implement the Beaverton Comprehensive Plan, to protect the health, safety,
property, and welfare of the public, and to ensure compliance with State and Federal constitutional protections to
freedom of speech. To achieve these purposes, the text of this Chapter is to establish a regulatory framework for signs
which will:
1.
2.
3.
4.
5.

Provide a neat, clean, orderly, and attractive appearance to the community.
Provide for safe construction, location, erection, and maintenance of signs.
Prevent proliferation of signs and sign clutter and minimize adverse visual safety factors to travelers on public rightsof-way.
Provide for readily identifiable locations and addresses to persons travelling on public right-of-way.
Provide clear standards for regulating signs based on location, size, type, time, place, manner, aesthetics and number.
[ORD 4708; May 2017]
***

60.40.40. Residential Zones (R-1, R-2, R-4, R-5, R-7, R-10MR, RMA, RMB,
RMC).
In residential zones as identified in 20.05, the following signs are allowed:
1.

General Provisions.
A.
Authorized Non-residential uses. One (1) indirectly lighted sign not to exceed thirty-two (32) square feet in
area per face shall be permitted for an authorized or conditional non-residential use not in conjunction with a
home occupation. The one (1) sign may be a freestanding sign or a wall sign. If the sign is to be a freestanding
sign, the maximum height of the sign shall not exceed eight (8) feet. (ORD 3374) (ORD 3494) [ORD 4708; May
2017]
B.
Signs at Entrances to Land Divisions and Multi-DwellingFamily Uses. One (1) single or double faced indirectly
lighted sign not to exceed thirty-two (32) square feet per face shall be allowed at primary vehicle entrances of
land division or multi-dwellingfamily unit development. If the sign is to be freestanding, the maximum height
of the sign shall not exceed eight (8) feet. (ORD 3374) (ORD 3494) [ORD 4708; May 2017]

60.40.45. Temporary Signs.
Temporary signs may be erected and maintained in the City only in compliance with the regulations in this Code, and with
the following specific provisions:
1.

The following provisions apply to all temporary signs in all zones:
A.
Temporary signs shall not be illuminated.
B.
Temporary signs shall be constructed in a manner that prevents the sign from being blown from its location
and allows for the easy removal of the sign.
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C.
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2.

Temporary signs shall not be attached to trees, shrubbery, utility poles or traffic control signs or devices.
Temporary signs shall not be erected or maintained in a way which, by reason of their size, location or
construction constitutes a hazard to the public.
E.
Temporary signs shall be located outside of the vision clearance area specified in Chapter 2 of the City
Engineering Design Manual.
F.
Conditions of Temporary Use or Special Event approval shall govern the placement, type and duration of all
temporary signs consistent with the approved signage plan.
G.
During a period not to exceed sixty (60) days prior to any special, primary or general election, any number of
lawful, indirectly lighted temporary signs not exceeding six (6) feet in height may be erected in all zones;
provided, however, that,
1. No signs shall be erected on public property or in the public right-of-way, and
2. All signs erected pursuant to this subsection shall be removed no later than five (5) days following the
election.
Temporary Signs in Residential zones (Private Property). In all Residential zoning districts, temporary signs are
allowed under the following circumstances:
A.
If Property is for Sale or Rent. When properties or dwellings are for sale or rent, the owner or the owner's
authorized representative may erect the following signs:
1. Two (2) double-faced signs on the lot, not to exceed four (4) square feet per face.
2. Four (4) off-premise portable signs no greater than four (4) square feet per face that comply with
placement standards of Section 60.40.45.4 if placed in public right-of-way and with property owner
consent if placed on private property. These signs must be removed within 24 hours of placement. [ORD
4708; May 2017]
B.
If Property has received Land Use approval for New Residential Subdivision. While property is under
construction and has been approved for a land division that creates more than three (3) contiguous lots, the
owner or the owner's authorized representative may erect the following signs:
1. One (1) double-faced sign of thirty-two (32) square feet per face, or two (2) thirty-two (32) square foot
single-faced signs placed at the primary vehicle entrance to the new residential subdivision. The sign(s)
shall be removed at the end of the two (2) years or when ninety percent (90%) of the subdivision lots
contain a completed structure, whichever occurs first. These signs may be externally illuminated. [ORD
4708; May 2017]
C.
If Property has received Land Use approval for New Multi-Dwellingfamily Development or Non-Residential Use.
While property is pending site development or under construction for a new multi-dwellingfamily residential
building or a non-residential use, the owner or the owner's authorized representative may erect the following
signs:
1. One (1) double-faced wall or freestanding sign of thirty-two (32) square feet per face, or two (2) thirtytwo (32) square foot single-faced signs. Such signs may not be placed earlier than the first issuance of a
certificate of occupancy for a residential structure. The sign(s) shall be removed no later than thirty (30)
days after the issuance of the final certificate of occupancy for a residential structure, or one (1) year from
the first issuance, whichever comes first. These signs may be externally illuminated. [ORD 4708; May 2017]
2. One (1) banner per building no more than thirty-two (32) square feet per face, from the date of issuing
building permits to four (4) weeks after issuing a Certificate of Occupancy. Banners shall be affixed to
exterior wall(s) of the building(s) so as to lie flat.
***
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60.40.50. Electronic Message Centers (EMCs).
Electronic Message Centers may be erected and maintained only in compliance with the regulations in this Code. [ORD
4708; May 2017]
1.

The following provisions shall apply to all Electronic Message Centers where allowed:
A.
EMCs shall only be placed along streets that are classified as Arterials according to the Functional Classification
Plan of the Beaverton Comprehensive Plan (Figure 6.4, Chapter 6).
B.
EMCs are allowed only as a component to freestanding signs and shall not exceed fifty percent (50%) of the
maximum sign face area for any one (1) sign as identified by the numeric standard of the zone.
C.
EMCs shall remain in a static display where the frame effect does not appear to flash, dissolve, fade, scroll,
travel, contain animation, portray blinking or chasing lights or otherwise create continuously changing images.
The rate of change from one (1) frame to another, shall be no more frequent than every eight (8) seconds and
the actual frame change shall be accomplished in a transition period of two (2) seconds or less. Terms applied
in this regulation are further defined in Electronic Message Center Technical Definitions, CHAPTER 90.
D.
EMCs shall not operate at illumination levels of more than 0.3 foot candles above ambient light, as measured
using a foot-candle meter at a pre-set distance. The pre-set distances to measure the foot-candles are
calculated using the following table:

Table 60.40.50 Sign Area Versus Measurement Distance
Area of Sign
Less than or equal to 10 square feet
11 to 15 square feet
16 to 20 square feet
21 to 25 square feet
26 to 30 square feet
Greater than 30 square feet

Distance
32 feet
39 feet
45 feet
50 feet
55 feet
60 feet

All measurements shall be taken facing the sign structure with the light meter pointed at the sign. The measurement
distance can be rounded to the nearest whole number.
E.

2.

All permitted EMCs shall be equipped with a sensor or other device that automatically determines the ambient
illumination and shall be either programmed to automatically dim according to ambient light conditions, or
manually adjusted to comply with subsection (D) above.
F.
Applications for EMCs shall include a statement by a licensed engineer certifying that the lighting will comply
with the lighting standards of this Code. Along any property line where the abutting use is residential, the
maximum permitted illumination from EMC is 0.5 foot-candles, or 0.3 foot-candles above ambient light as
measured pursuant to the table in (D) of this section, whichever is less.
Allowed Locations for EMCs. EMCs are allowed in all Commercial, Industrial, Residential and Multiple Use zones under
the following circumstances and standards:
A.
In residential zones (R-1MR, R-2RMA, R-4, R-5RMB, R-7 and R-10RMC) EMCs must comply with the following
standards:
1. The property where the EMC is located must be at least ten (10) acres in size and developed for a nonresidential use. This standard applies to the combined area of multiple abutting properties under the same
ownership and for the same use if the combined area is at least ten (10) acres in size.
2. No more than one EMC is allowed per property as a component of a freestanding sign, subject to the sign
height and size standards of the zone for freestanding signs.
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3.
B.

C.

The EMC sign shall be located at a minimum distance of sixty (60) feet from any abutting property line
where the abutting use is residential.
In commercial and industrial zones (NS, CS, GC, CC, OI, OI-NC and IND) EMCs must comply with the following
standards:
1. The property where the EMC is located must be at least three (3) acres in size and developed for a nonresidential use. This standard applies to the combined area of multiple abutting or adjacent properties
under the same ownership.
2. No more than one (1) EMC is allowed as a component of a free- standing sign, subject to the sign height
and size standards of the zone.
3. EMCs shall not be allowed as a component of a nonconforming sign unless the sign is brought into
compliance with the standards of this Code.
In multiple use zones (SC-S, SC-HDR, SC-E, SC-MU, TC-HDR, TC-MU, RC-OT, RC-E, RC-BC, RC-MU, RC-DT, C-WS
and OI-WS) EMCs must comply with the following standards:
1. The property where the EMC is located must be at least three (3) acres in size and developed for a nonresidential use. This standard applies to the combined area of multiple abutting or adjacent properties
under the same ownership.
2. No more than one EMC is allowed as a component of a free- standing sign, subject to the sign height and
size standards of the zone.
3. EMCs shall not be allowed as a component of a nonconforming sign unless the sign is brought into
compliance with the standards of this Code.

[ORD 4799; 01/08/2021]
Effective on: 1/8/2021

***
Commentary: 60.45. Solar Access Protection
Staff proposes to delete the solar access protection standards, which currently only apply to R5, R7 and
R10. Although promoting solar energy production is desirable, this section of code was written with
exclusively single-detached dwellings in mind and there is no practical way to apply them to the mix of
housing types allowed in the RMA, RMB and RMC zones. It is also beyond the scope of the Housing
Options Project to develop new solar access standards but could be done in a future project.
Among the issues in the section is that they are calibrated for single homes on larger lots. For example,
some provisions limit development on a certain portion of the lot, which might not be an issue on a
7,000-square-foot lot but likely would be more of a constraint on lots between 2,000 square feet and
5,000 square feet that are allowed in many locations in RMA, RMB and RMC. Those limitations might
mean there is not enough room for a duplex, triplex or quadplex on smaller lots where outdoor open
space and parking are required.
Also, state law requires clear and objective standards for housing development, but many of the
standards in this section are not clear and objective. In addition, many of the provisions could cause
“unreasonable cost or delay” for middle housing, which also is not allowed by state law. Potentially
problematic provisions include:
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In addition, as written, a large percentage of the lots would likely be exempted from the solar access
provisions because they assume a “shadow pattern” from districts that are not single-family residential
zones, which includes RMA, RMB and RMC, is the “from the largest structure allowed at the closest
setback on adjoining land, whether or not that structure now exists.” That means the shadow is
assumed to be a 35-foot-tall or 40-foot-tall building right at the abutting properties’ setbacks, which
would generate large shadows on many lots.
State law would prohibit application of solar access standards on middle housing land divisions, which
means child lots that are created within parent lots would not have to comply with the standards.
In summary, the standards designed for single-detached houses on larger lots are not applicable to
zones where a mix of housing types and smaller lot sizes are allowed.

60.45. Solar Access Protection [ORD 3619, September 1988]
60.45.05. Purpose.
This ordinance has been developed to provide solar access protection to new development in subdivisions, to new and
remodeled single family homes, to structures within Single Family zoning districts, and to homes which make beneficial
use of solar energy.
1.
2.
3.

To promote energy conservation and the wise use of the sun as a renewable resource.
To implement provisions of the Beaverton comprehensive plan encouraging solar energy.
To provide a means of encouraging investment in solar design and solar equipment.

THE FOLLOWING FIGURES ARE REFERENCED THROUGHOUT THE TEXT PERTAINING TO SOLAR ACCESS PROTECTION:

Figure 1 Front Lot Line
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Figure 2 Northern Lot Line
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Figure 3 North-South Dimension of the Lot

Figure 4 Height of the Shade Point of the Structure
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Figure 5 Shade Point Height
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Figure 6 Shade Reduction Line

Figure 7 Solar Gain Line
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Figure 8 Solar Balance Point Standard
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Figure 9 Solar Lot Option 1: Basic Requirements
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Figure 10 Solar Lot Option 2: Protected Solar Building Line
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Figure 11 Solar Access Height Limit
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Figure 12 Shadow Pattern

60.45.10. Solar Access for New Development.
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1.

2.

3.

4.

Purpose. The purposes of the solar access ordinance for new development are to ensure that land is divided so that
structures can be oriented to maximize solar access and to minimize shade on adjoining properties from structures
and trees.
Applicability. The solar design standard in subsection 3., below, shall apply to subdivisions and partitions in the R10,
R7 and R5 zones, except to the extent the Director finds that the applicant has shown one or more of the conditions
listed in subsections 4. and 5., below, exist, and exemptions or adjustments provided for therein are warranted. [ORD
4584; June 2012]
Design Standard. At least 80 percent of the lots in a development subject to this ordinance shall comply with one or
more of the options in this section.
A.
Basic Requirement (see Figure 9). A lot complies with this Section if it:
1. Has a north-south dimension of 90 feet or more; and
2. Has a front lot line that is oriented within 30 degrees of a true east-west axis.
B.
Protected Solar Building Line Option (see Figure 10). In the alternative, a lot complies with this Section if a solar
building line is used to protect solar access as follows:
1. A protected solar building line for the lot to the north is designated on the plat, or documents recorded
with the plat; and
2. The protected solar building line for the lot to the north is oriented within 30 degrees of a true east-west
axis; and
3. There is at least 70 feet between the protected solar building line on the lot to the north and the middle
of the north-south dimension of the lot to the south, measured along a line perpendicular to the protected
solar building line; and
4. There is at least 45 feet between the protected solar building line and the northern edge of the buildable
area of the lot, or habitable structures are situated so that at least 80 percent of their south-facing wall
will not be shaded by structures or non-exempt vegetation.
C.
Performance Option. In the alternative, a lot complies with this Section if:
1. Habitable structures built on that lot will have their long axis oriented within 30 degrees of a true eastwest axis and at least 80% of their ground floor south wall protected from shade by structures and nonexempt trees; or
2. Habitable structures built on that lot will have at least 32% of their glazing and 500 square feet of their
roof area which faces within 30 degrees of south and is protected from shade by structures and nonexempt trees.
Exemptions from Design Standard. A development is exempt from this Section if the Director finds the applicant has
shown that one or more of the following conditions apply to the site. A development is partially exempt from this
Section to the extent the Director finds the applicant has shown that one or more of the following conditions apply
to a corresponding portion of the site. If a partial exemption is granted for a given development, the remainder of
the development shall comply with this Section.
A.
Slopes. The site or a portion of the site for which the exemption is sought, is sloped 20 percent or more in a
direction greater than 45 degrees east or west of true south, based on a topographic survey by a licensed
professional land surveyor.
B.
Off-Site Shade. The site, or a portion of the site for which the exemption is sought, is within the shadow pattern
of off-site features, such as but not limited to structures, topography, or non-exempt vegetation, which will
remain after development occurs on the site from which the shade is originating.
1. Shade from an existing or approved off-site dwelling in a single family residential zone and from
topographic features is assumed to remain after development of the site.
2. Shade from an off-site structure in a zone other than a single family residential zone is assumed to be the
shadow pattern of the existing or approved development thereon or the shadow pattern that would result
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C.

from the largest structure allowed at the closest setback on adjoining land, whether or not that structure
now exists.
3. Shade from off-site vegetation is assumed to remain after development of the site if: the trees that cause
it are situated in a required setback; or they are part of a developed area, public park, or legally reserved
open space; or they are in or separated from the developable remainder of a parcel by an undevelopable
area or feature; or they are part of landscaping required pursuant to local law.
4. Shade from other off-site sources is assumed to be shade that exists or that will be cast by development
for which applicable local permits have been approved on the date a complete application for the
development is filed.
On-Site Shade. The site, or a portion of the site for which the exemption is requested, is:
1. Within the shadow pattern of on-site features such as, but not limited to structures and topography which
will remain after the development occurs; or
2. Contains non-exempt trees at least 30 feet tall and more than 6 inches in diameter measured 4 feet above
the ground which have a crown cover over at least 80% of the site or relevant portion. The applicant can
show such crown cover exists using a scaled survey or an aerial photograph.

If granted, the exemption shall be approved subject to the condition that the applicant preserve at least 50% of the
trees that cause the shade that warrants the exemption. The applicant shall file a note on the plat or other documents
in the office of the County Recorder binding the applicant to comply with this requirement. The City of Beaverton
shall be made a party of any covenant or restriction created to enforce any provision of this ordinance. The covenant
or restriction shall not be amended without written City approval.
5.

Adjustments to Design Standard. The Director shall reduce the percentage of lots that must comply with this Section
to the minimum extent necessary if it finds the applicant has shown one or more of the following site characteristics
apply.
A.
Density and Cost. If the design standard in this Section is applied, either the resulting density is less than that
proposed, or on-site site development costs (e.g. grading, water, storm drainage and sanitary systems, and
roads) and solar related off-site site development costs are at least 5% more per lot than if the standard is not
applied. The following conditions, among others, could constrain the design of a development in such a way
that compliance with this Section would reduce density or increase per lot costs in this manner. The applicant
shall show which if any of these or other similar site characteristics apply in an application for a development.
1. The portion of the site for which the adjustment is sought has a natural grade that is sloped 10 percent or
more and is oriented greater than 45 degrees east or west of true south based on a topographic survey of
the site by a professional land surveyor.
2. There is a significant natural feature on the site, identified as such in the comprehensive plan that prevents
given streets or lots from being oriented for solar access, and it will exist after the site is developed. [ORD
4584; June 2012]
3. Existing road patterns must be continued through the site or must terminate on-site to comply with
applicable road standards or public road plans in a way that prevents given streets or lots in the
development from being oriented for solar access.
4. An existing public easement or right-of-way prevents given streets or lots in the development from being
oriented for solar access. [ORD 4071; November 1999]
B.
Development Amenities. If the design standard in this Section applies to a given lot or lots, significant
development amenities that would otherwise benefit the lot(s) will be lost or impaired. Evidence that a
significant diminution in the market value of the lot(s) would result from having the lot(s) comply with this
Section is relevant to whether a significant development amenity is lost or impaired.
C.
Existing Shade. Non-exempt trees at least 30 feet tall and more than 6 inches in diameter measured 4 feet
above the ground have a crown cover over at least 80% of the lot and at least 50% of the crown cover will
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6.

7.

remain after development of the lot. The applicant can show such crown cover exists using a scaled survey of
non-exempt trees on the site or using an aerial photograph.
1. Shade from non-exempt trees is assumed to remain if: the trees are situated in a required setback; or they
are part of an existing or proposed park, open space, or recreational amenity; or they are separated from
the developable remainder of their parcel by an undevelopable area or feature; or they are part of
landscaping required pursuant to local law; and they do not need to be removed for a driveway or other
development.
2. Also, to the extent the shade is caused by on-site trees on land owned by the applicant, it is assumed to
remain if the applicant files in the office of the County Recorder a covenant binding the applicant to retain
the trees causing the shade on the affected lots.
Protection from Future Shade. Structures and non-exempt vegetation must comply with the Solar Balance Point
requirements for existing lots (Section 60.45.15.) if located on a lot that is subject to the solar design standard in this
Section, or if located on a lot south of and adjoining a lot that complies with this Section. The applicant shall file a
note on the plat or other documents in the office of the County Recorder binding the applicant and subsequent
purchasers to comply with the future shade protection
Process for Approval. Requirements for meeting the provisions of solar access protection shall be processed
simultaneously with other application requirements as provided by this ordinance.

60.45.15. Solar Balance Point.
1.
2.

3.

4.

Purpose. The purposes of this ordinance are to promote the use of solar energy, to minimize shading of structures
and accessory structures, and, where applicable, to minimize shading of structures by trees.
Applicability. This ordinance applies to an application for a building permit for all structures in R10, R7 and R5 zones,
except to the extent the applicant has shown that one or more of the conditions listed in subsection .5. or .6., below,
exists, and exemptions or adjustments provided for therein are warranted. In addition, non-exempt vegetation
planted on lots subject to the provisions of Section 60.45.10.6. for new development shall comply with the shade
point height standards as provided in subsections 4. and 5., below, of this ordinance. [ORD 4584; June 2012]
Solar Site Plan Required. An applicant for a building permit for a structure subject to this ordinance shall submit a
site plan that shows the maximum shade point height allowed under subsection 4., below, and the allowed shade on
the proposed structure's solar features as provided in subsection 7., below. If applicable, the site plan also shall show
the solar balance point for the structure as provided in subsection 8., below.
Maximum Shade Point Height Standard. The height of the shade point shall comply with either subsection 4.A. or
4.B. below.
A.
Basic Requirement. The height of the shade point shall be less than or equal to the height specified in Table A
or computed using the following formula. If necessary, interpolate between the 5 foot dimensions listed in
Table A.
H+=
Where:

H=
SRL=
N=

(2 x SRL - N + 150)
5
the maximum allowed height of the shade point (see Figure 4 and Figure 5);
shade reduction line (the distance between the shade point and the northern
lot line, see Figure 6); and
the north-south lot dimension, provided that a north-south lot dimension
more than 90 feet shall use a value of 90 feet for this section.

Provided, the maximum allowed height of the shade point may be increased one foot above the amount calculated using
the formula or Table A for each foot that the average grade at the rear property line exceeds the average grade at the
front property line.
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Table 60.45.15.A MAXIMUM PERMITTED SHADE POINT HEIGHT (In Feet)
Distance to Shade
Reduction Line from 100+
norther lot line (in feet)
70
40
65
38
60
36
55
34
50
32
45
30
40
28
35
26
30
24
25
22
120
20
15
18
10
16
5
14

95

90

85

80

75

70

65

60

55

50

45

40

40
38
36
34
32
30
28
26
24
22
20
18
16
14

40
38
36
34
32
30
28
26
24
22
20
18
16
14

41
39
37
35
33
31
29
27
25
23
21
19
17
15

42
40
38
36
34
32
30
28
26
24
22
20
18
16

43
41
39
37
35
33
31
29
27
25
23
21
19
17

44
42
40
38
36
34
32
30
28
26
24
22
20
18

43
41
39
37
35
33
31
29
27
25
23
21
19

42
40
28
26
24
32
30
28
26
24
22
20

41
39
37
35
33
31
29
27
25
23
21

40
38
36
34
32
30
28
26
24
22

41
39
37
35
33
31
29
27
25
23

42
40
38
36
34
32
30
28
26
24

B.

5.

Performance Option. The proposed structure, or applicable non-exempt vegetation, will shade not more than
20 percent of the south-facing glazing of existing habitable structure(s), or, where applicable, the proposed
structure or non-exempt vegetation comply with Section 60.45.10.3.B. or 60.45.10.3.C. of the solar access
provisions for new development. If Section 60.45.10.3.B., Protected Solar Building Line Option, is used, nonexempt trees and the shade point of structures shall be set back from the protected solar building line 2.5 feet
for every 1 foot of height of the structure or of the mature height of non-exempt vegetation over 2 feet.
Exemption from the Maximum Shade Point Height Standard. The Director shall exempt a proposed structure or
non-exempt vegetation from subsections 3. and 4., above, of this ordinance if the applicant shows that one or more
of the conditions in this section exists, based on plot plans or plats, corner elevations or other topographical data,
shadow patterns, suncharts or photographs or substantial evidence submitted by the applicant.
A.
Exempt Lot. When created the lot was not required to comply with the provisions of Section 60.45.10. (Solar
Access for New Development). [ORD 4584; June 2012]
B.
Pre-Existing Shade. The structure or applicable non-exempt vegetation will shade an area that is shaded by one
or more of the following:
1. An existing or approved building or structure;
2. A topographic feature;
3. A non-exempt tree that will remain after development of the site. It is assumed a tree will remain after
development if it: is situated in a building setback required by local ordinance; is part of a developed area
or landscaping required by the City, a public park or landscape strip, or legally reserved open space; is in
or separated from the developable remainder of a parcel by an undevelopable area or feature; or is on
the applicant's property and not affected by the development. A duly executed covenant also can be used
to preserve trees causing such shade.
C.
Slope. The site has an average slope that exceeds 20 percent in a direction greater than 45 degrees east or
west of true south based on a topographic survey by a licensed professional land surveyor.
D.
Insignificant Benefit. The proposed structure or non-exempt vegetation shades one or more of the following:
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6.

7.

1. An undevelopable area; or
2. The wall of an unheated space, such as a typical garage; or
3. Less than 20 square feet of south-facing glazing.
E.
Public Improvement. The proposed structure is a publicly owned improvement.
Adjustments to the Maximum Shade Point Height Standard. The Director shall increase the maximum permitted
height of the shade point determined using subsection 4., above, to the extent it finds the applicant has shown one
or more of the following conditions exist, based on plans or plats, corner elevations or other topographical data,
shadow patterns, sun charts or photographs, or other substantial evidence submitted by the applicant.
A.
Physical Conditions. Physical conditions preclude development of the site in a manner that complies with
subsection 4., above, due to such things as a lot size less than 3,000 square feet, unstable or wet soils, or a
drainage way, public or private easement, or right of way.
B.
Conflict between the Maximum Shade Point Height and Allowed Shade on the Solar Feature Standards. A
proposed structure may be sited to meet the solar balance point standard described in subsection 8., below,
or be sited as near to the solar balance point as allowed by subsection 8., below; if:
1. When the proposed structure is sited to meet the maximum shade point height standard determined
using subsection 4., above, its solar feature will potentially be shaded as determined using subsection 7.,
below; and
2. The application includes a form provided by the City that:
a) Releases the applicant from complying with subsection 4., above, and agrees that the proposed
structure may shade an area otherwise protected by subsection 4., above.
b) Releases the City from liability for damages resulting from the adjustment; and
c) Is signed by the owner(s) of the properties that would be shaded by the proposed structure more
than allowed by the provisions of subsection 4., above.
3. Before the Building Official issues a permit for a proposed structure for which an adjustment has been
granted pursuant to subsection 6.B., above, the applicant shall file the form provided for in subsection
6.B.2. above in the office of the County Recorder with the deeds to the affected properties.
Analysis of Allowed Shade on Solar Feature.
A.
The applicant is exempt from this section if the lot(s) south of and adjoining the applicant's property is exempt
from subsection 4., above, of this ordinance.
B.
Applicants shall be encouraged to design and site a proposed habitable structure so that the lowest height of
the solar feature(s) will not be shaded by buildings or non-exempt trees on lot(s) to the south. The applicant
shall complete the following calculation procedure to determine if the solar feature(s) of the proposed
structure will be shaded. To start, the applicant shall choose which of the following sources of shade originating
from adjacent lot(s) to the south to use to calculate the maximum shade height at the north property line:
1. Existing structure(s) or non-exempt trees; or
2. The maximum shade that can be cast from future buildings or non-exempt trees, based on Table C. If the
lot(s) to the south can be further divided, then the north-south dimension shall be assumed to be the
minimum lot width required for a new lot in that zone.
C.
The height of the lowest point of any solar feature of the proposed structure shall be calculated with respect
to either the average elevation or the elevation at the midpoint of the front lot line of the lot to the south.
D.
The applicant shall determine the height of the shadow that may be cast upon the applicant's solar feature by
the source of shade selected in subsection b. by using the following formula or Table B.
Where:

SFSH =
SFSH =
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SH =
SGL =

the height of the shade at the northern lot line of lot(s) to the south as
determined in subsection 7.b., above.
the solar gain line (the distance from the solar feature to the northern lot line
of adjacent lot(s) to the south, see Figure 7).

Table 60.45.15B MAXIMUM PERMITTED HEIGHT OF SHADOW AT SOLAR FEATURE (In Feet)
Allowed Shade Height at Northern Lot Line of Adjacent Lot(s) to the South (In Feet)
22
21
20
19
18
17
16
15
14
50
2
1
45
4
3
2
1
40
6
5
4
3
2
1
35
8
7
6
5
4
3
2
1
Distance from
30
10
9
8
7
6
5
4
3
2
Solar Gain
Line to Lot
25
12
11
10
9
8
7
6
5
4
Line (In Feet)
20
14
13
12
11
10
9
8
7
6
15
16
15
14
13
12
11
10
9
8
10
18
17
16
15
14
13
12
11
10
5
20
19
18
17
16
15
14
13
12
Table C may be used to determine (SH) in the above formula.

13

12

1
3
5
7
9
11

2
4
6
8
10

Table 60.45.15 C

Allowed
shade height
at the north
property line
of adjacent
lot(s) to
south

100

95

North-south lot dimension of adjacent lot(s) to the south
90
85
80
75
70
65
60
55

12

12

12

13

14

15

16

17

18

19

50

45

40

20

21

22

E.

8.

9.

If the allowed shade height on the solar feature calculated in subsection D. is higher than the lowest height of
the solar feature calculated in subsection C., the applicant shall be encouraged to consider any changes to the
house design or location which would make it practical to locate the solar feature so that it will not be shaded
in the future.
Solar Balance Point. If a structure does not comply with the maximum shade point height standard in subsection 4.,
above, and the allowed shade on a solar feature standard in subsection 7., above, then the solar balance point of the
lot shall be calculated (see Figure 8). The solar balance point is the point on the lot where a structure would be the
same from complying with both of these standards.
Yard Setback Adjustment. The City shall grant an adjustment to the side, front and/or rear yard setback
requirement(s) by a maximum of 50% to build a proposed structure so it complies with either the shade point height
standard in subsection 4., above, the allowed shade on a solar feature standard in subsection 7., above, or the solar
balance point standard in subsection 8., above, as provided herein (see Figure 8). This adjustment shall apply only if
necessary for a structure to comply with the applicable provisions of this ordinance and only so long as the
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adjustment does not conflict with specific conditions placed upon the property in question, such as easements. The
following list illustrates yard adjustments permitted under this section: [ORD 3838; February 1993]
A.
R5 Zone.
1. A front yard setback may be reduced to not less than 15 feet.
2. A rear yard setback may be reduced to not less than 10 feet.
3. A side yard setback may be reduced to not less than 3 feet.
B.
R7 Zone.
4. A front yard setback may be reduced to not less than 15 feet.
5. A rear yard setback may be reduced to not less than 10 feet.
6. A side yard setback may be reduced to not less than 3 feet.
C.
R10 Zone.
1. A front yard setback may be reduced to not less than 15 feet.
2. A rear yard setback may be reduced to not less than 15 feet.
3. A side yard setback may be reduced to not less than 5 feet.
10. Application and Review Process. An application for a building permit shall include the information necessary to meet
the provisions of this ordinance. The Building Official shall refer the plan to the Director for approval prior to issuing
a building permit, or the Director may delegate this responsibility for review and approval to the Building Official.
This review shall consist of determining compliance with those sections reference in subsection 9. above. [ORD 3838;
February 1993]

60.50. Special Use Regulations
Commentary: 60.50.03. Accessory Dwelling Unit
The proposed amendments in this section reflect the City’s Preferred Approach for ADUs and are
intended to clarify standards and reduce barriers to ADU development.

60.50.03. Accessory Dwelling Unit. [ORD 4048; July 1999]
1.

2.

Purpose. Accessory dwelling units are intended to increase the City’s housing stock while minimizing neighborhood
impacts, respecting the scale and design of detached dwelling residential neighborhoods, and maintaining their
character. At the same time, accessory dwelling units are not intended to apply toward any minimum density
requirements in other sections of this Code. [ORD 4224; August 2002]
Requirements. The following requirements are specific to the construction of an accessory dwelling unit and are
intended to ensure that the accessory dwelling units are subordinate to the primary residence. Development
standards of the underlying zone and the requirements in Section 40.05 Accessory Dwelling Unit apply, except as
provided below. [ORD 4782; April 2020]
A.
An accessory dwelling unit is permitted only in conjunction with a single-detached dwelling.
A.B. An accessory dwelling unit may be created in the following manner:
1. Conversion of existing living area, attic, basement or garage;
2. Adding floor area to the primary structure or to an accessory structure, subject to the limitations of the
zoning district in which it is located;
2.3. Constructing a new detached dwelling or placing a manufactured home on the lot (in either case, the
accessory dwelling unit can be internal or detached)
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Constructing a new structure, attached structure, or manufactured home with an internal or detached
accessory dwelling unit.

B.C. Size
1. The proposed aAccessory dwelling units is no more than fifty percent (50%) of the gross floor area of the
primary detached dwelling or shall not exceed 800 square feet in floor area, except as provided in
subsection 2, whichever is greater.
2. Accessory dwelling units that result from the conversion of a level or floor (e.g. basement, attic, or second
story) of the primary dwelling are not subject to the size limitations in Section 60.50.03.2.BC.1 and may
occupy the entire level or floor, provided no new square footage is added through a contemporaneous
home renovation.
3. The floor area measurements are based on what the square footage of the primary dwelling and accessory
dwelling unit will be after the accessory dwelling unit is created from the primary dwelling.
3.4. Accessory dwelling units added to an existing single-detached dwelling as of [adoption date] are excluded
from the maximum FAR limitations of Section 20.05.15.H.
D.
Entrance.
1. An accessory dwelling unit created by adding floor area to an accessory structure shall have a separate
exterior entrance.
C.E. Parking.
1. Where the accessory dwelling unit is built on parking areas required for the primary dwelling, the required
parking for the primary dwelling shall be replaced on site.
D.F. Location.
1. Accessory dwelling units must shall be attached by the floor, ceiling, wall, or portion thereof to the primary
unit or must shall be separated by 6 8-feet from the primary unit and other structures on-site.
2. Notwithstanding the setback standards of the underlying zone, if an accessory dwelling unit is limited to
one story, with a maximum height of 15 feet measured from the finished grade, it may be located 5 feet
from the rear property line.
2.3. Accessory dwelling units shall is not be located over any easement.
3.4. Accessory dwelling units shall be built in accordance with state and local codes
[ORD 4224; August 2002]
Commentary: 60.50.05. Accessory Uses and Structures
Proposed amendments below are intended to accommodate community buildings, which will be
allowed as part of cottage cluster developments, but do not meet the current limitations on accessory
structures.

60.50.05. Accessory Uses and Structures. (Other than Accessory Dwelling
Units) [ORD 4048; July 1999]
1.

2.

Structures or uses incidental and subordinate to the uses allowed as Permitted and Conditional Uses in any zone are
allowed as accessory uses and structures subject to the provisions of this section. [ORD 4462; January 2008] [ORD
4474; March 2008] [ORD 4498; January 2009]
All accessory buildings must comply with the following provisions:
A.
Size. For lots ten thousand (10,000) square feet or less, the combined footprint of all accessory structures may
not exceed five hundred (500) square feet. For lots greater than ten thousand (10,000) square feet, the
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3.

combined footprint may not exceed seven hundred (700) square feet. However, regardless of size, the lot
coverage by all accessory structures shall be no more than twenty five (25) percent of a rear yard area.
Community buildings associated with cottage cluster developments are exempt from these size limitations;
[ORD 4474; March 2008]
B.
Height. Accessory structures shall not exceed one story and shall be no greater than fifteen (15) feet in height.
Community buildings associated with cottage cluster developments are exempt from this height limitation, and
are instead subject to height limits in Section 20.05.15.G.; [ORD 4474; March 2008]
C.
They shall not be allowed in a required front yard, unless indicated in Section 60.50.05.3;
D.
They shall not be located within six (6) feet of main building for residential lots. Required separation distances
for commercial, multiple use, and industrial zoned lots shall be determined by the applicable Building Code;
[ORD 4224; August 2002] [ORD 4474; March 2008]
E.
Setbacks. A structure with a height of eight feet or less shall be located no closer than three (3) feet to any lot
line nor built over an easement. For each foot of height, or fraction thereof, in excess of eight feet, the
accessory structure shall be set back one additional foot from all lot lines; [ORD 3293; November 1982]; [ORD
4224; August 2002] [ORD 4474; March 2008]
F.
They shall cause no encroachment upon or interference with the use of any adjoining property or public rightof-way;
G.
Attached accessory structures. When an accessory structure is attached to the main structure, such accessory
structure shall be considered as part of the main structure. Attached means wall-to-wall or any permanent
attachment, as determined by the Director; [ORD 4474; March 2008]
H.
They shall be built in accordance with the applicable building codes as determined by the Building Official. [ORD
3293; November 1982] [ORD 4474; March 2008]
Examples of residential accessory uses. The following types of accessory structures or similar structures as
determined by the Planning Director shall be permitted in districts where residential use types are allowed:
A.
A greenhouse or hothouse;
B.
A guesthouse may be maintained accessory to a dwelling, provided there is no kitchen space or cooking
facilities in the guesthouse;
C.
Pools:
D.
Children’s playhouses and structures;
E.
Sheds;
F.
Barns;
G.
Gazebos;
H.
Solar and wind energy systems;
I.
Recreation room;
J.
Laundry facilities;
K.
Garage (if applicable, garages must comply with the Garages and Off-Street Parking Area design standards or
guidelines in Section 60.05.60.);
K.L. Carport;
L.M. Accessory storage;.
M.N. Pump House;
N.O. Fenced Dog Run;
O.P. Dog Houses;
Q.
Tennis and other game courts.;
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S.

Community building. (Community Buildings must comply with all applicable standards or guidelines in Table
60.05.60.3)
A book-sharing box (Allowed in the front yard setback if the height is limited to 48 inches and volume is limited
to 7 square feet, and the box is not in the Sight Clearance Area described in the Engineering Design Manual). A
book-sharing box placed in an easement shall be subject to the terms of the easement.

[ORD 4474; March 2008]
4.
5.

Non-residential accessory uses. Accessory uses customarily associated with the principal commercial or industrial use
shall be permitted where these commercial and industrial use types are authorized. [ORD 4474; March 2008]
A conflict of interpretation concerning whether a use or structure is an accessory use or structure shall be resolved
in accordance with the provisions of Section 10.20.

6.
A.
B.
C.

The City Council may, by resolution, establish a list of uses found not to be accessory to specific Permitted Uses.
Prior to including a use on such list the City Council shall hold a public hearing and allow interested persons an
opportunity to testify on the matter.
The City Council may delegate to the Planning Commission the authority to perform the functions authorized
and required by this subsection.

[ORD 4474; March 2008]

60.50.10. Height Regulations.
The height limitations contained in this Code do not apply to normal appurtenances placed on or extending above the
roof level, such as spires, belfries, cupolas, chimneys, antennas, ventilators, elevator housing, or other structures;
provided, however, that no structure shall be erected which fails to comply with any applicable state or federal law or
regulation. Antennas for wireless communication facilities are not exempted by this section from the applicable height
regulations as specified in this Code. [ORD 3293; November 1982] [ORD 4107; May 2000] [ORD 4248; May 2003] [ORD
4498; January 2009]
Commentary: 60.50.15. Projections into Required Yards and Public Right-of-Way
Proposed amendments below would allow decks to project into rear yards. This is intended to
compensate for removing the Reduce Yard Setbacks option in Section 20.05.15.G.

60.50.15. Projections into Required Yards and Public Right-of-Way. [ORD
3162; April 1980]
1.

The following structures may project into required yards, but may not project into a utility easement without an
encroachment permit, as issued by the City Attorney per the consent and approval of the City Engineer. [ORD 4584;
June 2012]:
A.
Paved terraces may project into required front, side or rear yards provided that no structures placed thereon
shall violate other requirements of this ordinance.
B.
Unroofed landings and stairs may project into required front and rear yards only.
C.
Window sills, belt courses, cornices, eaves and similar incidental architectural features may project not more
than 2 feet into any required yard if the side setback is 5 feet. If the side setback is less than 5 feet, then
architectural features allowed in the side setback shall be determined by the applicable Building Code.
D.
Open fire escapes shall not project more than 4 feet, 6 inches into any required yard.
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E.
F.

2.

Chimneys shall not project more than 24" into any required yard.
Bay windows without a foundation may project into the front and rear yard setback by not more than 2 feet
and may not occupy more than 50 percent of any one wall plane of a structure. In no case shall such bay
windows be located less than 3 feet from a property line. [ORD 3739; September 1990] [ORD 4397; August
2006]
F.G. Decks may project into a required rear yard in the RMB or RMC zoning district, provided the deck is no less
than 5 feet from the rear property line, and provided the height of the deck is limited to 20 feet, as measured
at the top of the railing.
Buildings within the RC-E zone may have the following projections into the public right-of-way; [ORD 3352; January
1984] [ORD 4058; September 1999] [ORD 4584; June 2012]
The type, size and other features of the projections may be approved by the appropriate decision making authority
after receiving a recommendation from the Facilities Review Committee. The decision making authority may also
impose reasonable conditions. [ORD 3162; April 1980] [ORD 4224; August 2002]

3.

A.
Planters;
B.
Awnings and Canopies; [ORD 4107; May 2000]
C.
Ornamental and architectural features.
Except as Otherwise Permitted: [ORD 3293]
A.
No person shall obstruct any public right-of-way or any portion thereof or place or cause to be placed therein
or thereon anything whatsoever tending to obstruct or interfere with the full and free use of such public rightof-way or in any degree interfere with the normal flow of pedestrian or vehicular traffic.
B.
No person shall erect, construct, build, raise, place or maintain any post, pole, sign, wall, fence, tree, building
structure or any other object in or upon any public right-of-way, except trees planted in planter strips.
C.
No person in charge of property shall allow anything prohibited by this section or which otherwise restricts the
public use of a sidewalk or parking strip abutting such property to remain there.
***

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.
***

60.55.15. 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 R10RMA, RMB,
or RMC. [ORD 4584; June 2012]
1.

For each development application that requires a Traffic Management Plan, the Plan shall identify:
A.
The hours when the added trips from the development will be 20 or more vehicles per hour.
B.
The existing volume of trips on the residential street during each of those same hours.
C.
The volume of trips that the development will add on the residential street during each of those same hours.
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D.

2.

Recommended traffic management strategies designed to City standards to mitigate the impacts of the
increased trips attributed to the development. Potential traffic management strategies include, but are not
limited to, any combination of speed humps, curb extensions, intersection treatments, and traffic control
devices.
The Traffic Management Plan shall discuss whether the recommended improvements both on-site and off-site are
justified, reasonably related to, and roughly proportional to the impacts of the proposed development and shall
include information sufficient for the City to assess whether the proposed mitigation strategies are reasonably related
and roughly proportional to the level of impact. [ORD 4103; May 2000]
***

60.55.25. Street and Bicycle and Pedestrian Connection Requirements.
[ORD 4302; June 2004]
1.

2.

3.

4.

5.
6.
7.

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.
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-of-direction travel. For
properties within the South Cooper Mountain Community Plan area, Figure 10: Community Plan Street Framework
and Figure 11: Community Plan Bicycle & Pedestrian Framework of the South Cooper Mountain Community Plan shall
be used to identify functional classifications of streets, future streets, bicycle, and pedestrian connections. 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. Trails identified in Figure 11: Community Plan
Bicycle & Pedestrian Framework shall be designed to meet applicable Tualatin Hills Parks & Recreation (THPRD)
District trail design standards, unless otherwise approved by THPRD. Deviations from Figure 10: Community Street
Framework or Figure 11: Community Plan Bicycle & Pedestrian Framework shall be reviewed through the Planned
Unit Development application.
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.
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.
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.
Where possible, bicycle and pedestrian connections shall converge with streets at traffic-controlled intersections for
safe crossing.
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.
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8.

9.

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.
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 right-of-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 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 multi-use paths or trails to streets, multi-use paths, or trails. [ORD 4652; February 2015]
B.
Accessway Design Standards.
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.
10. Accessways shall be located to provide a reasonably direct connection between likely pedestrian and bicycle
destinations. [ORD 4332; January 2005]

Commentary: 60.55.25. Pedestrian Circulation
The current pedestrian circulation standards in this section require on-site walkways to connect building
entrances to one another and to the street. These standards are generally geared toward larger-scale
multi-dwelling and non-residential development and do not apply to single-detached dwellings. Staff
proposes establishing some baseline pedestrian walkway standards that would apply to both singledetached dwellings and middle housing (thereby complying with the Administrative Rules). The
proposed standards allow driveways to meet the standards; therefore, they are not much more
restrictive than the current code.

Beaverton HOP – Draft BDC Amendments

4/29/2022

Page 131
433

Exhibit 4

Beaverton Development Code

11. Pedestrian Circulation. [ORD 4487; August 2008]
A.
Standards for Single-Detached Dwellings and Middle Housing.
1. A pedestrian way is required to connect at least one main entrance of each residential structure to at least
one adjacent public street.
2. The pedestrian way required in subsection 1 shall be hard-surfaced and a minimum of five (5) feet wide.
Any hard-surface path connecting entrances to the street (including a driveway) could meet this standard.
3. In lieu of meeting the standards above, cottage clusters are subject to the pedestrian access standards in
Section 60.05.60.3.
B.
Standards for Other Development.
1. Walkways are required between parts of a development where the public is invited or allowed to walk.
2. 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.
3. 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, multi-dwellingfamily, institution or park use. The City may require
connections to be constructed and extended to the property line at the time of development.
4. Walkways shall be reasonably direct between pedestrian destinations and minimize crossings where
vehicles operate.
5. Walkways shall be paved and shall maintain at least five (5) 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. [ORD 4782; April 2020]
6. 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.
7. 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 foot-candle more than five (5) feet beyond the property
line.
***

60.70.35. Development Standards for WCF.
Development standards applicable to all zoning districts. Except as noted in Section 60.70.35.18., the following
development standards shall apply to all wireless communication facilities (WCF), excluding satellite antennas in all zoning
districts. Refer to Section 60.70.40. for development standards for satellite antennas:
1.

General.
A.
Lattice tower support structures are prohibited.
B.
Guyed tower support structures are prohibited.
C.
“Top hat” antenna arrays are prohibited.
D.
Collocation of new WCF antennas on existing lattice tower support structures, or guyed tower support
structures is allowed.
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E.
F.
G.
H.
I.

The attachment of WCF and associated equipment on single-detachedfamily dwellings or to any tree is
prohibited.
WCF attachments to historic, decorative, or ornamental streetlight poles are prohibited.
WCF attachments to traffic signal poles are prohibited.
WCF, with exception to small wireless facilities, are prohibited in the public right-of-way.
Small wireless facilities within the public right-of-way, evaluated through a separate process and standards are
exempt from the requirements of Section 60.70.
***
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Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.
CHAPTER 70 - DOWNTOWN DESIGN DISTRICT
Contents:

70.05. Administration
70.10. Downtown Design Principles
70.15. Downtown Zoning and Streets
70.20. Downtown Design Guidelines and Standards
[ORD 4799, 01/08/2021]

70.05 Administration

Contents:

70.05.05. Purpose
70.05.10. Design Review Process
70.05.15. How to Use the Code
[ORD 4799, 01/08/2021]

70.05.05 Purpose
Beaverton’s Community Vision calls for a vibrant Downtown that is the social, economic and cultural heart of Beaverton.
Downtown Design District regulations are intended to create a recognizable, vibrant, walkable mixed-use downtown.
Pedestrian-oriented, mixed-use environments are encouraged with development featuring:

•

Concentrated services and amenities;

•

Safe and comfortable connectivity using a variety of ways to move around (walking, biking, rolling, riding
transit, using automobiles and moving freight);

•

Ground floors that engage streets and sidewalks;

•
•
•

Room to bike, walk, and spend time outdoors;
A diverse and dense mix of residential, office and commercial uses; and
An authentic sense of place and identity.

CHAPTER 70 helps promote these outcomes by providing development rules encouraging development in Downtown
that adds more jobs, housing, cultural facilities, and places to gather while setting site and building design expectations.
The intent of these rules is to provide baseline expectations for new development while allowing for innovative,
inspiring, high-quality urban design and architecture which will complement and reinforce Beaverton’s Community
Vision.
The Downtown Design District boundary is shown in Figure 70.05.05.1 Downtown Design District Boundary.
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Figure 70.05.05.1: Downtown District Boundary

Disclaimer: The above map is intended for informational purposes only. It is not intended for legal, engineering, or surveying purposes. Please
consult with Beaverton Planning staff for interpretation.

***

70.15.20. Downtown Use Regulations
The following Land Uses are classified in the following three categories: Permitted (P) including their accessory uses and
structures, Conditional Uses (C), or Prohibited (N) uses as identified in the table below for all four Zoning Districts. All
superscript notations refer to applicable regulations or clarifications as noted in footnotes below.

Table 70.15.20.A
Commercial - Category and Specific Use

P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions
RC-BC

RC-OT

RC-MU

RC-DT

P
N1
P
P

P
N1
P
P

P
N1
P
P

P
N1
P
P

Residential
1. Dwellings

A. Attached
AB. Single-Detached Dwelling
B. Duplex
C. Triplex and Quadplex
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions

Table 70.15.20.A
Commercial - Category and Specific Use
D. Townhouse
E. Cottage Cluster
F. Multi-Dwelling
GC. Home Occupation
HD. Planned Unit Development

RC-BC
P
N
P
P
C

RC-OT
P
N
P
P
C

RC-MU
P
N
P
P
C

RC-DT
P
N
P
P
C

N
P
C
P
P
P
P
N8
P
P
P
P
P
C
P
N
P9
P
P10
N
N
N
N
P
N
N
N
N
C7
P

N
P
C
P
P
P
P
N8
P
P
P
P C2
P
C
P
N
P9
P
P10
N
N
N
N
P
N
N
N
N
C7
P

N
P
C
P
P
P
P
N8
P
P
P
P
P
C
P
N
P9
P
P10
N
N
N
N
P
N
N
N
N
C7
P

N
P3
C
C
C
C
N
N8
P3
N
C
N
P3
N
P3
N
P3,9
P3
P10
N
N
N
N
C4
N
N
N
N
N
N

Commercial
A. Animal Care, Major
B. Animal Care, Minor
A. Hospitals
B. Medical Clinics
3. Care
C. Child Care Facilities
D. Residential Care Facilities
4. Commercial Amusement
5. Drive-Up Window Facilities
6. Eating and Drinking Establishment
7. Financial Institutions
8. Live / Work Units
9. Meeting Facilities
10. Office
11. Parking as the Principal Use
12. Rental Business
13. Rental of Equipment Only
14. Retail
15. Personal Service Business
16. Service Business / Professional Services
17. Marijuana Dispensary
18. Retail and Wholesale Marijuana Sales
A. Self-Storage Facilities
19. Storage
B. Storage Yards
20. Temporary Living Quarters
A. Automotive Service, Major
B. Automotive Service, Minor
21. Vehicles
C. Bulk Fuel Dealerships
D. Sales or Lease
E. Rental
5
22. Food Cart Pods
Civic
2. Animal
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions

Table 70.15.20.A
Commercial - Category and Specific Use
23. Education

A. Commercial Schools
B. Educational Institutions

24. Places of Worship
25. Public Buildings, Services and Uses
A. Passenger
26. Railroad Tracks
and Facilities
B. Freight
A. Public Parks, Parkways,
Playgrounds, and Related
Facilities
27. Recreation
B. Public Dog Parks or Dog Runs
C. Recreational Facilities
D. Community Gardens
28. Social Organizations
29. Transit Centers
A. Utility Substations and Related
Facilities other than Transmission
30. Utilities
Lines
B. Transmission Lines
31. Wireless Communications Facilities
Industrial
32. Manufacturing, Fabricating, Assembly, Processing,
and Packing13
33. Marijuana Processing
34. Warehousing11
35. Laboratory13
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RC-BC
P
P
P
P
P
P

RC-OT
P
P
P C2
P
P
P

RC-MU
P
P
P
P
P
P

RC-DT
N
C
P
P
P
N

P

P

P

P

P
P
P
P2
P

P
P
P
P2
P

P
P
P
P2
P

P
P12
P
N
N

C

C

C

C

P
P

P
P

P
P

P
P

P C6

P C6

P C6

N

N
P
P

N
P
P3

N
P
P

N
N
N
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P: Permitted C: Conditional N: Prohibited
Superscript Refers to Use Restrictions

Table 70.15.20.A
Commercial - Category and Specific Use

RC-BC

RC-OT

RC-MU

RC-DT

[ORD 4804; August 2021]
1)Detached dwellings in existence as of September 19, 2002, are Permitted. Replacement of detached dwelling permitted.
2)Buildings larger than 10,000 square feet are subject to approval of a Conditional Use.
3)Uses limited to 10,000 square feet per site.
4)Limited to uses of Boarding, Rooming, and Lodging House.
5)Food Cart Pods are exempt from the Site Development Standards of 70.15 but are subject to regulations in 60.11 of the Development Code.
6)Uses up to 10,000 square feet are permitted. Uses larger than 10,000 square feet are subject to a Conditional Use Permit.
7)Only as an accessory uses with no on-site storage of vehicle inventory.
8)Drive-through uses are Prohibited; walk-ups Permitted.
9)This activity is conducted wholly within an enclosed structure. Accessory open air sales or display related to the principal use may be
permitted, provided that the outdoor space devoted to these uses does not occupy an area greater than the equivalent of 15 percent of the
gross floor area. No outdoor sales or outdoor storage of animals or livestock are allowed with this use.
10)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 percent of the total square footage of the development.
11)As an accessory use, not to exceed 25 percent of the primary use.
12)Indoor uses are limited to 10,000 square feet per site.
13)Uses subject to additional restrictions below.
o Outdoor manufacturing activity, including but not limited to testing of products or processes, is prohibited.

o
o
o

Outdoor storage is prohibited, including both raw materials and finished products.

o
o

Processes involving live animals or the waste or by product of dead animals is prohibited.

o
o

Processes involving highly combustible, explosive or hazardous materials or waste is prohibited.

Movement of heavy equipment on and off the site, except truck deliveries, is prohibited.
Exterior display or storage of industrial equipment, such as tools, equipment, vehicles, products, materials, or other objects that
are part of or used for the business operation is prohibited.
Electrical disturbances that interfere with the normal operation of equipment or instruments on adjacent properties are
prohibited.
Potential nuisances are subject to Beaverton Code Chapter 5.05.IV Nuisances Affecting Public Health.

***
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Table 70.20.05.8.A Design Guidelines and Standards: Landscaping
Design Guideline

Design Standard
***

Residential Zone Buffers

G9. Development on sites that abut a
residentially zoned property located outside of
the Regional Center shall provide a landscape
buffer consisting of trees, shrubs, and ground
cover along the shared property line to
provide screening and horizontal separation.

S9. Development on sites that abut a residentially zoned property
located outside of the Regional Center shall provide a 10 foot
landscape buffer, measured from the shared property line. Only
landscaping shall be allowed in the landscape buffer area. The buffer
areas shall extend the length of the shared property line.
a.The buffer shall consist of the following:
I.Live ground cover consisting of low-height plants, or shrubs,
ornamental grasses, or turf; and
II.1 evergreen tree having a minimum planting height of 8 feet, and
that will reach 20 feet in height and a canopy width of 20 feet at
maturity, for every 30 lineal feet of buffer width; and
III.Evergreen shrubs which reach a minimum height of 4 feet within 2
years of planting, planted evenly between the required evergreen
trees.
IV.Ground cover and shrubs shall be spaced and located dependent on
the mature spread of the selected vegetation to create a fully
vegetated screen at maturity. Bare gravel, rock, bark or other similar
materials may be used, as a ground cover, but shall be confined to
areas underneath plants and within areas expected to be underneath
plants at maturity, and is not a substitute for ground cover plants.
b.The buffer standards shall not apply to the following:
I.Single-family buildingsdetached dwellings on individual parcels.
II.Areas where emergency access is required.
III.Areas where a public utility easement exists. This exemption only
applies to trees and does not exempt the requirement of shrubs and
ground cover.
IV.Areas required for visual access purposes as determined by the City
Traffic Engineer or City Police. This exemption only applies to trees and
shrubs and does not exempt the requirement of ground cover.

***
70.20.10.10 Materials
A.
B.

Intent. To promote the use of high quality, durable, and attractive materials that exhibit a sense of permanence and
contribute to the aesthetic quality of the development and to the urban design fabric of the community.
Applicable Design Principles
o Design Places for People (Section 70.10.1)
o Promote High-quality Design (Section 70.10.3)
o Consider Development Context (Section 70.10.4)
o Incorporate Sustainability and Resiliency (Section 70.10.7)
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C.

Design Guideline and Standards

Table 70.20.10.10.A Design Guidelines and Standards: Materials
Design Guideline

Design Standard
S1. Refer to Table 70.20.10.10.B Materials:
G1. Refer to Table 70.20.10.10.B Materials:
a.Buildings shall utilize primary materials for no less than 65 percent of
a.The predominant building material(s) shall
each building facade.
be high quality, durable, and attractive.
b.Secondary materials are prohibited as primary cladding on building
b.The predominant building material(s) may
facades and shall not be allowed on more than 35 percent of each
be complemented with other secondary
building facade.
materials that may not be appropriate on large
c.Accent materials are permitted on no greater than 5 percent of each
areas of the facade.
facade as trims or accents (e.g. flashing, projecting features,
c.Accent materials that would generally not be
ornamentation, etc.).
acceptable on large areas of the facade may
d.Buildings 30 feet and shorter, measured from grade plane to eave or
be used in limited areas of the facade to
top of parapet, whichever is higher, with elevations 50 feet or
highlight architectural features.
narrower may utilize any secondary material as a primary material.
G2. Standard S2 shall be met.
S2. Materials identified as prohibited in Table 70.20.10.10.B

Table 70.20.10.10.B Materials

Material

P = Primary material S = Secondary Material
A = Accent Material
N = Prohibited Material or Fencing Type

Brick (full dimensional)
Stone/masonry
Stucco
Glass (transparent, spandrel)
Finished wood, wood veneers, and wood siding
Factory or naturally finished flat, profiled, fluted, or
ribbed metal panels
Fiber reinforced cement siding and panels
Concrete blocks with integral color (ground, polished,
or glazed finishes)
Concrete (poured in place or precast)
Concrete blocks with integral color (split face finish)
Ceramic tile
Standing seam metal
Other material as approved by the Planning
Commission
Glass block
Corrugated metal
Vegetated wall panels or trellises
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P
P
S1
P
P

Multifamily and Single
Family AttachedMultiDwelling and Middle
Housing
P
P
P
P
P

P

P

S1

P

S1

S1

P
S1
S1
S1

P
S1
S1
S1

P/S

P/S

A
A
A

A
A
A

Commercial, Industrial,
Institutional, or Mixed-Use
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Table 70.20.10.10.B Materials

Material

P = Primary material S = Secondary Material
A = Accent Material
N = Prohibited Material or Fencing Type
Commercial, Industrial,
Institutional, or Mixed-Use

Vinyl siding
T-111 Plywood
Exterior Insulation Finishing System (EIFS)
Plastic or vinyl fencing
Chain link fencing2
1
2

N
N
N
N
N

Multifamily and Single
Family AttachedMultiDwelling and Middle
Housing
N
N
N
N
N

Smaller scale buildings may use this as a primary material. See 70.20.10.10.S1.d
Existing chain link fencing may be replaced on sites 10,000 square feet and smaller
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Below are proposed updates to the Development Code.
Commentary is for information only.
Proposed new language is underlined.
Proposed deleted language is stricken.

DEVELOPMENT CODE OF THE CITY OF BEAVERTON
CHAPTER 90 - DEFINITIONS
The following words and phrases shall be construed to have the specific meanings assigned to them by definition.
Words used in present tense include the future tense, and the singular includes the plural, unless the context clearly
indicates the contrary.
The term “shall” is always mandatory and the words “may” and “should” are permissive.
The masculine gender includes the feminine and neuter. [ORD 4224; September 2002] [ ORD 4659; June 2015]
***
Commentary:
Some housing types are shown as struck through (like Accessory Dwelling Unit, below), but are actually
moved to a different section of the Definitions chapter. A new consolidated section with the list of all
dwelling types is proposed below.
Accessory Dwelling Unit. See “Dwelling Types.”[ORD 4782; April 2020]An interior, attached or detached residential
structure that is used in connection with or that is accessory to a single-family dwelling. An accessory dwelling unit contains
the minimum living facilities required by the current Oregon Structural Code or applicable ordinance to be classified as a
dwelling unit.
***
Balcony. An elevated platform projecting from the wall of a building and enclosed by a railing or parapet.
***
Boarding, Rooming or Lodging House. A dwelling or part thereof, other than a hotel, motel, or multi-ple family dwelling,
or middle housing, where lodging with or without meals is provided, for compensation, for three (3) or more persons.
***
Building. Any structure built for the support, shelter or enclosure of persons, animals, chattels, or property of any kind.
***
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Commentary:
The current definition of building footprint is not very specific. Under HB 2001, dwellings in a cottage
cluster must each have a footprint of less than 900 sf, so the footprint calculation is important. Revisions
to the definition are proposed to make the definition more specific, and to address the footprint of each
building, not the entire lot. This may necessitate updates to other sections of the code where the term is
used, to ensure the regulations achieve the same outcome that they do today.
Building Footprint. [ORD 4414; January 2007] The area of a lot that is covered by parking structures, buildings, or other
roofed structures. The plan view of a building or structure, measured from the outside edge of all exterior walls and
supporting columns. The building footprint does not include patios; areas of porch, deck, and balcony less than 30 inches
from finished grade; cantilevered covers, porches or projections; or ramps and stairways required for access. The footprint
of each detached building or structure on a site is calculated separately.
***
Carport. A roofed structure used to shelter a vehicle, having no enclosed uses above, and is entirely open on two or more
sides. A carport can be attached to the main building or a detached structure.
***
Commentary:
“Cluster Housing” has been moved to the new consolidated “Dwelling Types” section below.
Cluster Housing. See “Dwelling Types.”[ORD 4430; April 2007] Detached dwelling units located within a Planned Unit
Development where detached housing isdwellings are located in close proximity to each other and share common open
space including recreation areas and parking.
***
Commentary:
The terms “common courtyard” and “community building” are both used in the proposed standards for
cottage clusters. The proposed new definitions indicate that these features could be included in
different type of residential development as well.
Common Courtyard: A common area for use by residents of a cottage cluster or other type of residential development. A
common courtyard may function as a community yard. Hard and soft landscape features may be included in a common
courtyard, such as pedestrian paths, lawn, groundcover, trees, shrubs, patios, benches, or gazebos.
***
Community Building. A building intended for the shared use of residents in a development (such as a cottage cluster) that
provides space for accessory uses such as community meeting rooms, guest housing, exercise rooms, day care, community
eating areas, or picnic shelters.
***
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Commentary:
“Compacted Detached Housing” has been moved to the new consolidated “Dwelling Types” section
below.
Compact Detached Housing. See “Dwelling Types.”[ORD 4652; February 2015] Dwelling units that front onto a shared
court, common green, or public street and meet the minimum density requirements of the underlying Residential or
Multiple Use zone.
***
Cottage Cluster. See “Dwelling Types.”
***
Development. The act of bringing about growth or change; to construct or alter a structure, to make a change in use or
appearance of land, to divide land into parcels, or to create or terminate rights of access. [ORD 4111; July 2000]
***
Drive-In Use. Any commercial use which permits the driver to transact business from his the driver’s automobile.
***
Driveway, Common. A single access way providing access to more than one property.
Drop-Off Station. [ORD 4224; September 2002] A mobile structure which is used to receive materials such as clothing and
other household or office goods donated by the public.
Commentary:
Proposed amendments to the housing type definitions below include the following:
-

Consolidate all the various housing types into one section of the definitions called “Dwelling Types.”

-

Keep the terms “Attached Dwelling” and “Detached Dwelling,” but specify which housing types are
included in each category. In general, the proposed amendments to the code will refer to specific
housing types rather than the attached/detached categories. This is because the two-category
classification does not work well with HB 2001 and the City’s preferred approach to defining each
housing type. For example, triplexes will be allowed to be either attached or detached, which means
they would fall into both current housing categories. However, “attached” and “detached” are used
extensively in Chapter 60, and it is simpler to keep the two categories in that section rather than
replacing each instance of “attached” or “detached” with the full list of corresponding housing
types.

-

Revise the definition of “duplex” to be consistent with Oregon Administrative Rules (OAR 660-046)
and to reflect the proposed approach to allow both attached and detached configurations. The
proposed amendments also reference Middle Housing Land Divisions. With Senate Bill 458, cities
must allow middle housing to be divided so that each unit is on its own lot. SB 458 also says that
following a “middle housing land division,” the type of housing remains the same—e.g., a duplex will
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remain a duplex (and won’t become townhouses), even if each unit is now on its own lot. This also
applies to triplexes, quadplexes, and cottage clusters.
-

Add new definitions for “triplex” and “quadplex” that are consistent with the OAR, that allow both
attached and detached configurations, and that reference Middle Housing Land Divisions.

-

Add a new definition of “cottage cluster.” The proposed definition is, for the most part, taken
directly from HB 2001. The minimum density of 4 units per acre is a direct requirement of HB 2001
(note, however, that the City can continue applying higher minimum densities to cottage clusters
where required in a zone).

-

Revise the definition of “multi-dwelling” to include ways that the term can be used differently in
residential, commercial and multiple use districts.

-

Add a new definition for “single-detached dwelling,” which is one detached building on one lot.

-

Rename the term “single family attached dwelling” as “townhouse” for the sake of clarity and
consistency with House Bill 2001. Update definition for “townhouse” that is consistent with the
OAR.

-

Update definitions for “cluster housing” and “compact detached housing” to clarify that they refer
to single-detached dwellings.

Duplex. See “Dwelling Types.”A building designed or used exclusively for occupancy of two families living independently
of each other and having separate entrance doors, cooking, bathroom and other housekeeping facilities for each family.
A duplex is considered a two-family dwelling. [ORD 3293; November, 1982]
Dwelling. Any building or portion thereof designed or used as the residence or sleeping place for one or more persons.
Dwelling, Attached. [ORD 4224; September 2002] A dwelling that is attached to another dwelling, excluding accessory
dwellings. There are two types of Attached Dwellings include: multi-dwellings; townhouses; and attached configurations
of duplexes, triplexes, and quadplexes.

•

Multi-Dwelling Structure. A structure that contains three or more dwelling units that share common walls or
floor/ceilings with one or more units. The land underneath the multi-dwelling structure is not divided into separate
lots. Multi-dwelling structures includes structures commonly called garden apartments, apartments, and
condominiums.

•

Single Family Attached Dwellings. Dwelling units, located on individual lots that share one or more common or
abutting walls with one or more dwelling units. The common or abutting wall must be shared for at least 25 percent
of the length of the side of the building. The shared or abutting walls may be any wall of the buildings, including the
walls of attached garages. A single family attached dwelling does not share common floor/ceilings with other single
family attached dwelling units. A single family attached dwelling is also commonly called a rowhouse, townhouse, or
a common-wall house.

Dwelling, Detached. [ORD 4224; September 2002] A dwelling that is not attached to any other dwelling, excluding
accessory dwellings. Detached Dwellings include: single-detached dwellings; cottage clusters; and detached configurations
of duplexes, triplexes, and quadplexes in which none of the dwellings are attached.
Dwelling Types.
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•

Accessory Dwelling Unit. [ORD 4782; April 2020] An additional dwelling unit on the same lot as a single-detached
dwelling. The unit can be within or attached to the single-detached dwelling, a detached building or a manufactured
home. If attached, the unit may have a separate exterior entrance or an entrance to an internal common area
accessible to the outside. An accessory dwelling unit contains the minimum living facilities required by the current
Oregon Structural Code or applicable ordinance to be classified as a dwelling unit. When adding a second unit to a
property, if the second unit meets both the accessory dwelling unit definition and the duplex definition, the applicant
can decide whether to apply for an accessory dwelling unit or a duplex. When adding a third unit to a property, the
housing development would be classified as a triplex.

•

Cottage Cluster. A grouping of detached dwelling units (cottages) with a density of at least four dwelling units per
acre, a footprint of less than 900 square feet each, and that includes a common courtyard. Dwelling units may be
located on a single lot, or on individual lots following a middle housing land division. No more than three dwellings
on the same lot in a cottage cluster development shall be manufactured homes. Cottage clusters are considered a
type of middle housing and are not considered single-detached dwellings for the purposes of this code.

•

Duplex. Two dwelling units total on a single lot in any configuration. If detached, each unit could be a site-built home
or a manufactured home. The units may also be located on two child lots created through a middle housing land
division. In instances where a development can meet the definition of a duplex and also meets the definition of a
primary dwelling unit with an accessory dwelling unit (ADU), the applicant shall specify at the time of application
review whether the development is considered a duplex or a primary dwelling unit with an ADU.

•

Live / Work. [ORD 4058; September 1999] [ORD 4542; June 2010] A dwelling unit combining Residential use types
with Commercial or Limited Industrial use types. This Use Classification includes, but is not limited to: HOffice,
Live/Work Facilities or other similar uses, but is not a Home Occupation.

•

Manufactured Home. A structure constructed for movement on the public highways that has sleeping, cooking, and
plumbing facilities, that is intended for human occupancy, that is being used for residential purposes, and that was
constructed in accordance with federal manufactured housing construction and safety standards regulations in effect
at the time of construction. Manufactured homes do not include prefabricated structures as defined in ORS 455.010
(Building Code). [ORD 3846; May 1993]

•

Manufactured Home. For floodplain regulation purposes the term "manufactured home" also includes recreational
vehicles, park trailers, travel trailers, and other similar vehicles placed on a site for greater than 180 consecutive days
if permitted to be placed on a permanent foundation, permanently connected to utilities, or anchored to the land.
For insurance purposes the term "manufactured home" does not include park trailers, travel trailers, and other
similar vehicles. [ORD 3563; May 1987] [ORD 4392; July 2006] [ORD 4782; April 2020]

•

Mobile Home. A structure constructed for movement on the public highways, that has sleeping, cooking and
plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed between January 1, 1962 and June 15, 1976, and met the construction requirements of Oregon mobile
home law in effect at the time of construction. [ORD 3846; May 1993]

•

Multi-Dwelling. In MR, Commercial Land Use Districts and Multiple Use Land Districts, attached dwellings in any
number or configuration, unless that number or configuration is prohibited in that zoning district (for example, if
duplexes are prohibited in the zoning district, two-unit multi-dwellings are also prohibited). For the purposes of
Mixed Use Development or Multiple Use Development, the units may be attached to another use that is also allowed
in that zoning district. In RMA, RMB, and RMC, a structure that contains five or more dwelling units that share at
least one common wall, floor or ceiling with one or more units. In all zones, the land underneath the multi-dwelling
is not divided into separate lots.
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•

Quadplex. Four dwelling units total on a single lot in any configuration. If detached, each unit could be a site-built
home, but only three units can be a manufactured home. The units may also be located on four child lots created
through a middle housing land division.

•

Single-detached dwelling. A dwelling unit that is not attached to any other dwelling, excluding accessory dwellings,
and that is located on its own lot. Dwelling units on individual lots that are part of a duplex, triplex, quadplex or
cottage cluster are not single-detached dwellings for the purposes of this code.
o

Cluster Housing. [ORD 4430; April 2007] Single-detached dwelling units located within a Planned Unit
Development where dwellings are located in close proximity to each other and share common open space
including recreation areas and parking.

o

Compact Detached Housing. [ORD 4652; February 2015] Single-detached dwelling units that front onto a
shared court, common green, or public street.

•

Townhouse. A dwelling unit, located on an individual lot, that shares one or more common or abutting walls with
one or more dwelling units. The common or abutting wall between units must be shared for at least 25 percent of
the length of the side of the building, as measured along the longer adjoining wall. The shared or abutting walls may
be any wall of the buildings, including the walls of attached garages. A townhouse does not share common
floor/ceilings with other townhouse units. A townhouse is also commonly called a rowhouse or a common-wall
house.

•

Triplex. Three dwelling units total on a single lot in any configuration. If detached, each unit could be a site-built
home or manufactured home. The units may also be located on three child lots created through a middle housing
land division.

Dwelling Unit. One or more rooms used or intended to be used by one familyhousehold containing, at a minimum, the
living facilities required by the current Oregon Structural Code or applicable ordinance.
***
Family. An individual, or two or more persons related by blood, marriage, legal adoption, or guardianship living together
in a dwelling unit in which board and lodging may also be provided for not more than four additional persons, excluding
servants; or a group of not more than five persons who need not be related by blood, marriage, legal adoption or
guardianship living together in a dwelling unit.
***
Commentary:
New floor area ratio (FAR) standards are proposed for the RMA, RMB, and RMC zones. The current
definition of “floor area” excludes “space devoted to off-street parking or loading”. This means that
garages are not included in the calculation. The proposed amendment states that garages are included
in the floor area calculation in the RMA, RMB, and RMC zones. The intent is to ensure consistent results
in the regulation of building bulk in residential zones, while leaving the current approach to FAR
regulation for mixed-use and non-residential development intact.
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Floor Area. The gross aArea, under roof within a building (or combined area if a site has multiple detached buildings), of
all of the floors of a building, measured from the interior of exterior walls, excluding only space devoted to off-street
parking or loading. For the purpose of calculating floor area in the RMA, RMB, and RMC zones, floor area includes garages
but excludes carports and basements that are partly or completely below grade (at least 50 percent of the total combined
area of the basement walls must be below grade to be considered a basement)..
Floor Area Ratio. [ORD 4005; February 1998] The ratio of amount of gross floor area in relation to the amount ofto net
site areaacreage on a site, expressed in square feet.
***
Front Lot Line. For purposes of the solar access regulations, a lot line abutting a street. For corner lots the front lot line is
that with the narrowest frontage. When the lot line abutting a street is curved, the front lot line is the chord or straight
line connecting the ends of the curve. For a flag lot, the front lot line is the lot line that is most parallel to the closest to
the street, excluding the pole portion of the flag lot (see Figure 1 - SOL). See also “Lot Line”. [ORD 4584; June 2012]
Frontage. That portion of a parcel of property which abuts a public or private street.
***
Household. Person or persons who live together in one dwelling unit.
***
Landscape Tree. [ORD 4224; September 2002] A tree, other than a Significant Tree, Historic Tree, or Tree within a
Significant Natural Resource Area, that has been preserved or planted as a component of an approved landscaping plan.
In addition, Community Trees that are preserved trees shall also be classified as Landscape Trees.
***
Lot. Any continuous area, tract or parcel of land owned by or under the lawful control and in the lawful possession of one
distinct ownership undivided by a dedicated street or alley or another ownership. An abutting "platted lot" or property
described by metes and bounds in the same ownership shall be considered a part of such "lot". See also “Parcel”. For the
purposes of this code, the terms “lot” and “parcel” are used interchangeably. [ORD 4584; June 2012]
***
Lot Line. Any property line bounding a lot.
A.

B.

C.

Front Lot Line. For an interior lot, the lot line abutting a street; for a corner lot, a lot line abutting either street, as
determined by the applicant Director at the time of initial construction; for flag lots, the lot line that is most parallel
closest to the street, excluding the pole portion of the flag lot, the line determined by the Director at the time of
initial construction which shall then govern the designation of side and rear lot lines; for through lots, each street has
a front lot line. In the case of frontage on a private street, or access easement, the front lot line shall be the boundary
of the private street or the access easement. [ORD 3293; November, 1982.)
Rear Lot Line. A lot line which is opposite to and most distant from the front lot line. In the case of a corner lot, the
Director applicant shall determine the rear lot line. In the case of an irregular or triangular-shaped lot, a lot line ten
feet (10') in length within the lot parallel to and at the maximum distance from the front lot line. In the case of a
through lot, each street has a front lot line. [ORD 4071; November 1999]
Side Lot Line. Any lot line which is not a front or rear lot line
***
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Commentary:
The current term “Mobile Home Park” is proposed to be renamed as “Manufactured Home Park,” since
“mobile home” has a specific definition under the BDC.
Manufactured Home Park. [ORD 4782; April 2020] Any place where four or more manufactured homes are located within
500 feet of one another on a lot, tract, or parcel of land under the same ownership, the primary purpose of which is to
rent space or keep space for rent to any person. A manufactured home park may include prefabricated dwellings.
Manufacturing. [ORD 4058; September 1999] The assembly, fabrication, processing, and/or packing and storage of
products for wholesale distribution or other similar uses.
Commentary:
The two definitions of “Manufactured Home” have been moved to the new consolidated “Dwelling
Types” section above.
Manufactured Home. See “Dwelling Types.” A structure constructed for movement on the public highways that has
sleeping, cooking, and plumbing facilities, that is intended for human occupancy, that is being used for residential
purposes, and that was constructed in accordance with federal manufactured housing construction and safety standards
regulations in effect at the time of construction. [ORD 3846; May 1993]
Manufactured Home. For floodplain regulation purposes the term "manufactured home" also includes recreational
vehicles, park trailers, travel trailers, and other similar vehicles placed on a site for greater than 180 consecutive days if
permitted to be placed on a permanent foundation, permanently connected to utilities, or anchored to the land. For
insurance purposes the term "manufactured home" does not include park trailers, travel trailers, and other similar
vehicles. [ORD 3563; May 1987] [ORD 4392; July 2006] [ORD 4782; April 2020]
***
Commentary:
The proposed new definition for “middle housing” will allow the BDC to refer to all middle housing types
collectively. The proposed definitions for “middle housing land division” and “middle housing child lot /
parent lot” are intended to clarify the new middle housing land division procedure required by Senate
Bill 458.
Middle Housing. A category of housing types that includes duplexes, triplexes, quadplexes, townhouses, and cottage
clusters.
Middle Housing Child Lot. A unit of land created from the division of a middle housing parent lot through a middle housing
land division.
Middle Housing Land Division. A partition or subdivision of a lot on which the development of middle housing is allowed
under ORS 197.758 (2) and that is in the RMA, RMB, or RMC zone. The lot that is the subject of the division is referred to
as the middle housing parent lot; a lot created by the division is referred to as a middle housing child lot.
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Middle Housing Parent Lot. A lot or parcel that is developed, or proposed to be developed, with middle housing, and
which may therefore be further divided through a middle housing land division to create middle housing child lots.
Minimum Land Area. [ORD 4584; June 2012] The minimum amount of land required by the zoning of a property, expressed
in square feet, per dwelling unit. For attached housing, the area of the parent parcel is used; for detached housing, the
area of each individual lot or parcel is used.
***
Commentary:
“Mobile Home” and “Manufactured Home” have been moved to the new consolidated “Dwelling Types”
section above. “Mobile Home Park” has been renamed as “Manufactured Home Park” (and is therefore
reordered). The term “Mobile Home Subdivisions” has been deleted since the term is no longer
relevant.
Mobile Home. See “Dwelling Types.” A structure constructed for movement on the public highways, that has sleeping,
cooking and plumbing facilities, that is intended for human occupancy, that is being used for residential purposes and that
was constructed between January 1, 1962 and June 15, 1976, and met the construction requirements of Oregon mobile
home law in effect at the time of construction. [ORD 3846; May 1993]
Mobile Home Park. [ORD 4782; April 2020] Any place where four or more manufactured homes are located within 500
feet of one another on a lot, tract, or parcel of land under the same ownership, the primary purpose of which is to rent
space or keep space for rent to any person.
Mobile Home Subdivisions. Developments where mobile homes are placed on individually owned lots approved under
the City of Beaverton's subdivision regulations.
***
Oversized Lot. [ORD 4224; September 2002] Except in RMB, RMC, and RMA for lots where single-detached dwellings or
middle housing are existing or proposed, A a lot which is greater than twice the required minimum lot size allowed by the
subject zoning district.
***
Quadplex. See “Dwelling Types.”
***
Site. That parcelAn area of real property encompassing single or multiple lots in common ownership, notwithstanding that
the particular application may be for development of a portion of the site only. [ORD 4584; June 2012]
***
Through Lot. A lot other than a corner lot with frontage on more than one public or private street. In the case of a through
lot, each street has a front lot line.
***
Townhouse. See “Dwelling Types.”
***
Triplex. See “Dwelling Types.”
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***
Yard. A required area of land space on the same lot with a principal use unoccupied and unobstructed by any structure or
portion of a structure from 30 inches above the general ground level of the graded lot upward, provided, however, that
fences, walls, poles, posts, other customary yard accessories, ornaments and furniture or other allowed accessory
structures or uses may be permitted in any yard subject to height limitations and requirements limiting obstruction of
visibility. [ORD 4486; July 2008]
***
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MEMORANDUM
Community Development Department
To:

Chair Lawler and Planning Commission members

From:

Brian Martin, Long Range Planning Manager

Date:

June 23, 2021

Subject:

History of racist land use and housing practices in Beaverton

The memo provides background information for the June 30 Planning Commission work
session regarding the history of racist land use and housing practices in Beaverton. This
relates to the Housing Options Project work because adding housing opportunity and
reducing segregation and other obstacles to housing can help promote more equitable
outcomes for community members.
The city hired two student interns, Isabella Kjaer (University of Oregon) and Meisha Whyte
(Portland State University), to research and document federal, state and local racist and
discriminatory laws and practices, with an emphasis on those that involved land use and
housing opportunity. Their internships ended earlier this month. This memo documents
some of their findings, which will also be incorporated into future Diversity, Equity and
Inclusion (DEI) implementation. Jena Hughes, associate planner in the Planning Division, also
contributed to the project and provided guidance for the two interns. In some cases, this
memo provides edited or paraphrased portions of the intern’s draft document.
This line of inquiry is consistent with other city actions to work toward racial equity.

Diversity, equity and inclusion plan
As described in the city’s Diversity, Equity and Inclusion Plan (PDF), Beaverton was proud to
be the first jurisdiction to commit funds to help launch the landmark study “Leading with
Race: Research Justice in Washington County,” released in July 2018. For the first time, the
study documents the lived experiences of communities of color in the county through a
racial equity lens.
The city’s current DEI plan also calls upon the city to work toward dismantling institutional
racism: “The City of Beaverton uses race as a primary lens for our diversity, equity, and
inclusion work. … Despite the responsibility of public institutions to serve all, across history
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race has been a basis for exclusion and discrimination against communities of color. In
order to repair the legacy of institutional racism and dismantle the infrastructure that it was
built on, we must face this reality head on.”
The plan also calls for a framework of equity to guide policy decisions and resource
allocation and says city planning and policies should take into account the experience of
historically underserved communities and be designed to create a livable community for all.

Intern project
The project was initiated because Beaverton would benefit from knowing and
understanding its planning and development history, including racism, segregation,
discrimination and fair housing issues, to better inform various projects that aim to reduce
inequities for historically marginalized groups. Understanding the past will help guide future
actions to address past wrongs and disparities that remain today.

Findings
The interns’ draft findings provide information about regional, state and national context
and provide the most relevant local information uncovered during the research process.
These findings do not document the contributions of Black, Indigenous and People of Color
to Beaverton and Washington County. These are important, and separate city efforts are
under way to document and describe BIPOC joy, resilience and contributions.
1840-1899
The area that is now Oregon was home to Indigenous people long before European settlers
colonized the area. In Beaverton, the Kalapuya and Atfalati tribes were the first people to
call Washington County home and lived in what is now Beaverton, Hillsboro and Forest
Grove and other Washington County areas. 1
During this time period:
• Starting in 1843, Oregon instituted three Black exclusion laws. This meant
Oregon developed as a primarily white state. 2 This included a clause in the
Constitution prohibiting Blacks from being in the state, owning property and
making contracts.
•

The 1850 Oregon Donation Land Act was enacted by the U.S. Congress to
promote homestead settlement in the Oregon Territory. This exponentially
increased the numbers of emigrants on the Oregon Trail. It granted land stolen

Coalition of Communities of Color. 2018. Leading with Race: Research Justice in Washington
County. Portland, Oregon: Coalition of Communities of Color
2
Nokes, Greg. “Black Exclusion Laws in Oregon.” The Oregon Encyclopedia, 6 July 2020,
http://www.oregonencyclopedia.org/articles/exclusion_laws/
1
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by the U.S. government from Indigenous people and marketed it to white settlers
as “free” to “Whites and half-breed Indians” in the Oregon Territory. 3
•

The 1862 The American Homestead Act enabled any white male over the age of
21 and a head of a family to acquire up to 160 acres of land, stealing more than
50 million acres of land from Indigenous people. 4

•

Beaverton land was deeded to white settler colonizers of European descent,
which provided both wealth and power for these families and allowed them to
transfer that wealth to future generations. 5

•

Once the land was owned by white residents, Beaverton’s original charter
required land ownership as a prerequisite for voting and holding office.
Figure 1: Beaverton 1893 charter excerpt

These laws and actions had lasting impact. For example, by 1990 Black residents made up
only 0.66 percent (2,058 people) of the population. It was only 1.15 percent by 2000. This
meant Black residents (and other people of color) did not acquire land early in Beaverton’s
history, depriving them of the ability to acquire wealth and pass wealth onto their families
and ensuring that white families reaped the rewards instead.
1900-1959
Voting restrictions were common, some of which lasted until the Voting Rights Act of 1965.
They were used to deny women, Native Americans and low-income citizens the right to
vote.

Robbins, W. G. (2021, February 2). Oregon donation land law. Retrieved April 29, 2021, from
https://www.oregonencyclopedia.org/articles/oregon_donation_land_act/
4
Robbins, W. G. (2021, February 2). Oregon donation land law. Retrieved April 29, 2021, from
https://www.oregonencyclopedia.org/articles/oregon_donation_land_act/#.YIsRgu2SlhF
5
Beaverton, 75 Years of Progress, Diamond Jubilee Issue 1893-1968 Traces of the Past [Beaverton,
Fanno Creek, Garden Home, Mckay, Progress, Whitford], by Don (Ed) Lien | Jan 1, 1968.
3
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Voting restrictions were also practiced in Beaverton, including in the city’s first charter.

Figure 2: Beaverton 1893 Charter - voter restrictions

The Ku Klux Klan (KKK), a white supremacist and anti-Catholic organization, also was active
in Oregon by the mid-1920s. Although research so far has not uncovered a lot of
information about the KKK’s local activities, it was present in Beaverton according to oral
history accounts. The first oral history quote below is from a 1982 interview with Ivy
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Livermore Bany that describes Klan membership being common. 6 The second oral history
quote describes the fear the Klan inspired in Catholic families. 7

Figure 3: Excerpt from Beaverton oral history document

Tanzer, Shirley. “Interview with Ivy Livermore Bany.” Beaverton, OR: Beaverton Oral History Project,
10 October 1982. Scanned PDF.
7
Tanzer, Shirley, “Interview with Louise Merlo Botteri.” Beaverton, OR: Beaverton Oral History
Project. 01 November 1982. Scanned PDF.
6
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Figure 4: Excerpt from Beaverton Oral History Project

The research also has uncovered local efforts to create segregated, racially exclusive
neighborhoods. In 1919, the Portland Realty Board declared it unethical for agents to sell
property in white neighborhoods to “Negro or Chinese” people to protect property values in
white neighborhoods. 8
By 1923, the state had passed 1923 Alien Land Bill and Alien Business Restriction Law,
which barred immigrants ineligible for citizenship from owning or leasing land and obtaining
a business license in Oregon.
Until the U.S. Supreme Court in 1948 declared unconstitutional covenants, conditions and
restrictions that excluded people from buying or living in homes based on race, many
subdivisions included such provisions. This included a 1946 document for the Cedar Hill
homeowners association in unincorporated Washington County near Beaverton that is
shown in Figure 5 below.
After World War II, the Federal Housing Administration and the Veterans Administration
hired builders to mass-produce suburbs in the United States to ease the post-war housing

Gibson, Karen. “Bleeding Albina: A History of Community Disinvestment, 1940-2000.”
Transforming Anthropology. Vol. 15. 01 04 2007. Also available at http://kingneighborhood.org/wpcontent/uploads/2015/03/BLEEDING-ALBINA_-A-HISTORY-OF-COMMUNITY-DISINVESTMENT1940%E2%80%932000.pdf
8
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shortage. Builders received federal loans on the explicit condition that homes not be sold to
Black homebuyers. 9
In Beaverton, city staff has found three subdivision plats where racist covenants were used
to prevent residents “other than those of the Caucasian or White race.” The examples are
Third Addition to Benz Park, Copel Park and First Addition to Copel Park. These
subdivisions are between Canyon Road and Canyon Lane in northeastern Beaverton. The
racist restrictions were put in place in the 1930s and 1940s before the U.S. Supreme Court
struck down the use of such covenants in 1948.
Figure 5: First Addition to Copel Park racist restriction (in what is now West Slope)

The above laws and actions also denied BIPOC community members opportunities to live in
neighborhoods that met their preferences and build wealth and financial stability through
land ownership and home ownership.
1960-1979
During this period, Beaverton grew from about 6,000 people to nearly 30,000 people. 10
This population growth coincided with post-war national trends of people moving to the
suburbs. This was facilitated by the construction of the interstate highway system (Sunset
Highway was completed in 1949 11 and I-5 was completed in 1966 12), governmentsubsidized lending (often only for white homeowners) and other policies.
During this 20-year period, Beaverton twice made major changes to which housing types
are allowed in the Development Code’s residential districts, in 1960 and 1978. The city’s
first zoning code, 1946, allowed housing variety in both its residential districts.
In 1960, Beaverton revised its code to establish four residential districts and began the
segregation of housing types. Single-family detached homes were still allowed everywhere,
but duplexes were only allowed in three zones (permitted in two zones, allowed by
conditional use in the third zone). Multi-family homes were only allowed in one zone. In
https://www.bloomberg.com/news%2Farticles%2F2015-09-02%2Fhow-the-federal-governmentbuilt-white-suburbia and https://www.epi.org/blog/from-ferguson-to-baltimore-the-fruits-ofgovernment-sponsored-segregation/
10
Population Center. “Official Beaverton Population 1991.” Portland State University, 28 Jan. 1991.
11
Oregon History Project, www.oregonhistoryproject.org/articles/historical-records/workmenbattle-mud-wolf-creek-highway/
12
Oregon on the Move: A History of Oregon's Transportation System.
www.oregon.gov/odot/About/Documents/oregononmove_final.pdf.
9

Page 7

460

Exhibit 5
Racist History Memo

addition, the new code increased front setbacks, decreased height maximums in some
areas, added minimum lot sizes and required off-street parking minimums for all housing
types.
In 1978, the city updated the Development Code again, creating exclusively single-family
neighborhoods. A movement to separate housing by type was a national trend in the
planning community, not a practice unique to the city. Nevertheless, the city again doubled
the residential zones from four to eight, reserving five of eight low-density zones for
detached single-family homes only. The new regulations also increased minimum lot sizes
for all housing types (doubling, tripling and quadrupling in some cases), and front, side and
rear setbacks; reduced height maximums again in lower density districts; and created
minimum open space requirements that applied to duplex and multifamily zones only.
Combined, these new planning tools resulted in lower density neighborhoods, made up of
mostly detached single-family homes, with more space between the homes.
In addition to city rules, codes, covenants and restrictions established with subdivisions in
Beaverton often restricted development to one house per lot.
In general, requiring large lots sizes where only one home is allowed creates large areas of
the city within which significant income and access to capital is required to live there
because single-family homes on large lots tend to be more expensive than other housing
types.
In 2020, Housing Options Project research has found that many of the areas where only
single-family detached homes are allowed are still segregated and mostly owned by white
homeowners today. For example, in residential areas with mostly single-family zoning, 84
percent of the population identifies as “white alone.” 13 Of all communities of color, the
Latinx community is least likely to live in or own a home in this area. They are four times
more likely to live in multifamily than single-family neighborhoods. Other communities of
color less likely to live in single-family neighborhoods include people that are Black,
multiracial or identify as “some other race” on census forms.
1980 Racist laws and practices did not disappear after 1980. City staff are still reviewing the
interns’ findings. Single-family-only zoning, which usually has the effect of excluding people
Source: U.S. Census Bureau, 2010, Washington County, Oregon. Based on census block groups
0305011, 0304023, 0316101, 0310033, 0310035, 0310034, 0318153, 0310042, 0310043,
0310044, 0318072, 0318063, and 0302004. In this set of block groups, at least 90 percent of
residential land is zoned for detached single-family homes (R5, R7 and R10). At the census block
group level, “white alone“ includes Hispanic and non-Hispanic. Data for race and ethnicity are not
combined at the census block group level. However, 2010 census block group data for the Hispanic
community still confirms that they are significantly less likely to live in single-family neighborhoods
and more likely to live in multifamily neighborhoods.
13
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and contributing to segregation, remains widespread in U.S. cities. In Beaverton, it takes up
large areas of the city, as described in the Housing Options Project Residential
Development Patterns report.

Conclusion
The interns’ work uncovered additional information as well, but the documentation of the
findings is not yet complete. The research the interns were able to complete given their
limited time demonstrates that Beaverton was buffeted by racist planning and land use
actions on the federal and state levels. Beaverton community members and leaders also
acted in racist ways that contributed to Black, Indigenous and People of Color experiencing
disparate comes regarding health, wealth, income and other factors.
For example, according to the Leading with Race: Research Justice in Washington County
report from 2018:
•

Only 17 percent of Native Hawaiian and Pacific Islander workforce is employed in
high-wage sectors compared to 44 percent of white workers.

•

Less than 50 percent of African Americans own their homes compared to about 66
percent of white homeowners.

•

Fully 68 percent of Native American single mothers with children live in poverty
compared with 25 percent of white single mothers with children.

This means all levels of government have a responsibility to act to address these disparities
and work toward equitable outcomes for all community members. As stated in the city’s
Diversity, Equity and Inclusion Plan:
“Despite the responsibility of public institutions to serve all, across history race has
been a basis for exclusion and discrimination against communities of color. In order
to repair the legacy of institutional racism and dismantle the infrastructure that it
was built on, we must face this reality head on. … (R)esearch shows that in the U.S.
and in Beaverton specifically, race remains one of the most powerful predictors of
well-being and success. Across indicators of health, education, housing, income,
poverty, criminal justice and more, people of color face systemic disparities that
prevent them from thriving at the same rates as the white community. Good
intentions are not enough; we must intervene boldly to change outcomes.”
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Beaverton Housing Options Project: Middle Housing Development Feasibility

Executive Summary
Overview
The City of Beaverton’s Housing Options Project is considering where and how to allow
additional housing types in neighborhoods, consistent with Oregon’s House Bill 2001 and local
housing goals. The City is exploring three zoning alternatives that prioritize different outcomes
and emphasize different approaches. ECONorthwest’s evaluation is intended to highlight
development feasibility and racial equity implications under these alternatives, with a focus on
duplexes, triplexes, quadplexes, and sixplexes. ECONorthwest’s analysis is based on
development examples called prototypes, which represent hypothetical developments aligned
with both the alternative zoning regulations and market realities.
Overall, ECONorthwest’s analysis suggests that middle housing redevelopment (for the
prototypes tested) is unlikely on most developed lots in Beaverton, particularly smaller lots.
However, development on vacant infill sites and larger properties where a portion of the site
can be sold for development without demolishing the existing home may still be feasible.
New for-sale middle housing is projected to sell for below Beaverton’s median home price and
less than the price of most new single-family detached housing in Beaverton. Both rental and
for-sale middle housing will likely be affordable for households earning between about 60%
and 100% of the regional median family income for a family of four. This suggests that if middle
housing is financially feasible to develop, it will expand attainable home-ownership
opportunities and the supply of housing affordable to moderate-income households in
Beaverton.

Alternatives Analysis
The three alternatives are summarized in brief below, along with key findings related to
development feasibility and racial equity.

Alternative 1
Alternative 1 prioritizes maximum development opportunities and imposes few constraints on
middle housing development. It allows up to a sixplex on most lot sizes, does not require offstreet parking, does not limit floor area or unit size, and does not require additional open space
beyond the relatively small, required setbacks.

ECONorthwest | Portland | Seattle | Los Angeles | Eugene | Boise | econw.com
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Key findings:
Parking: While parking is not required, new development will often be more marketable
if it does have parking, particularly for side-by-side ownership units, where individual
garages are common. Most of the prototypes tested could accommodate at least some
parking on-site in Alternative 1, in part due to flexibility about setbacks and open space.1
However, the option to not provide parking made a sixplex possible on a small (3,500 sq.
ft.) lot, and many of the prototypes relied on providing less than one space per unit.
Floor Area / Building Size: In many cases, Alternative 1 allows units that are larger than
the market is likely to deliver. The lack of floor area restrictions makes development
more feasible up to a point, but most prototypes did not need as much building area as
would be allowed given the other development standards.
Unit Count / Housing Type: The option to build more units without making units so
small that they would not be marketable meant that in many cases, prototypes with
more, somewhat smaller units were more financially feasible than those with fewer,
larger units.
On balance, Alternative 1 best supports financial feasibility of middle housing development and
allows for the greatest variety of middle housing options to be built. It also best supports
development of rental housing by flexibly allowing stacked sixplexes on a range of lot sizes and
with few constraints on size.

Alternative 2
Alternative 2 prioritizes middle housing development that minimizes ecological impacts by
providing more on-site open space, limiting floor area ratio/average unit size,2 requiring less
than one parking space per unit, and allowing taller buildings (to minimize building footprints).

Key findings:
Floor Area Ratio / Average Unit Size: The floor area ratio limitations in Alternative 2
restrict some of the more feasible forms of middle housing, particularly medium- and
larger-sized rowhouse-style3 units. The inclusion of garage space in the floor area ratio
can be problematic for rowhouse-style development, which typically has a garage,
because developers would have to reduce living space to accommodate the garage
within the floor area limitation. Some developers might build units with tuck-under

Note that in situations where units are being added to a property with an existing home that will be retained,
adding off-street parking can be prohibitive due to site layout challenges. However, for a vacant or fully redeveloped
site, parking poses less of an obstacle, particularly on larger sites. Parking located at the front of the lot is easier to
accommodate than parking at the rear of the lot, particularly on small, interior lots.
1

Floor area ratio refers to the relationship between the total floor area of all units on the site and the lot area. This
does not directly limit the size of individual units, but it sets an upper limit on the average unit size. ECONorthwest’s
analysis assumed all units would be the same (average) size for sake of simplicity.
2

Throughout this memorandum, “rowhouse-style” is used to refer to units that are attached side-by-side. For
purposes of this analysis the units are assumed to be on the same lot, though in some cases the lots may be divided.
3
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parking (open air parking spaces located under rest of the unit) rather than enclosed
garages to avoid this limitation, but this would have little environmental benefit.
Open Space Requirements: The open space requirement (25% of site area) generally did
not impact development potential because it could be met by the land devoted to
required setback areas. However, if the City were to impose standards requiring open
space areas to be certain sizes / dimensions such that they would require additional land
beyond the setbacks, this could constrain building footprints to some extent.
Parking: Parking requirements were generally not a constraint, but where requirements
exceed two parking spaces, this could create challenges.
Height: The taller heights allowed in Alternative 2 (38 feet) may not be necessary for the
prototypes tested, though several would need to be able to build three full stories, and
the additional height flexibility might allow more options for roof designs.
On balance, Alternative 2 does the least to support feasibility of middle housing. It may support
smaller units in the sense that it restricts larger ones, which are often more financially feasible,
but given the relatively low financial feasibility of the smaller units, it is more likely that it
would just reduce the overall amount of middle housing development.

Alternative 3
Alternative 3 prioritizes middle housing that responds to the size, shape, and scale of existing
homes based on different eras of development in different parts of the City. It limits floor area
ratio/average unit size (but to a lesser extent than Alternative 2), imposes lower height limits in
certain areas, requires larger front and rear setbacks, and requires one parking space per unit
for most prototypes.

Key findings:
Floor Area Ratio / Average Unit Size: The floor area ratio limitations in Alternative 3
generally are not a major limitation on development potential, as they align fairly well
with the unit sizes that would be desirable given the other regulations. However, in
some circumstances, they limit unit sizes more for higher-density middle housing types.
This could have the unintended consequence of incentivizing fewer, larger units rather
than more, smaller units, since fewer larger units in some cases appear to be more
financially feasible.
Parking: In some cases, the higher parking requirements in Alternative 3 preclude a
given type of middle housing or substantially restrict the average unit size that fits on
the site, particularly for stacked units where more than two spaces were required.
Setbacks: The larger front and rear setbacks in Alternative 3 constrained building
footprints in some cases, particularly for side-by-side units facing the side lot line.
Open Space Requirements: The open space requirement (15% of site area) did not
impact development potential because it could be met by the land devoted to required
setback areas, especially given the relatively large front and rear setback requirements.
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Height: The lower height limit (30 feet) in some areas would prevent three-story
development, which would create challenges for stacked triplexes and sixplexes. It
would also preclude three-story rowhouse-style development, and could complicate
floor plans/designs for 2.5-story rowhouse-style development since the upper half-story
would need to be able to accommodate livable space while also meeting height
restrictions.
On balance, Alternative 3 provides middle housing options that generally align with what the
market might tend to produce, but it constrains higher-density middle housing options in
particular.

Displacement Risk Analysis
While middle housing development can expand housing supply and options, it can also
potentially lead to redevelopment of existing homes. Because homeowners generally determine
when to sell or make major modifications to their property (like converting to middle housing),
there is little risk of involuntary displacement for homeowners. For renter-occupied homes, a
property owner’s decision to redevelop the property could require renters to move out, which
can create hardships, particularly lower-income households and those who are more likely to
experience discrimination in the housing market. 4 While this impact can be substantial at the
individual household level, there only a few of the likely rental properties that fall into
categories where redevelopment is likely, or even possible. These few properties are in Central
Beaverton and inner Southwest Beaverton.

State law generally requires that property owners provide 90 days’ notice and a relocation assistance payment in
this situation, which mitigates but does not prevent hardships.
4
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Section 1. Introduction
Background
The Oregon State Legislature passed HB 2001 in 2019 to provide more housing choices in
neighborhoods that currently only allow detached single-family units. The intended goal is to
increase the total supply and variety of housing. Many cities in Oregon, including the City of
Beaverton, are in the process of revising their zoning codes to allow more housing variety
including accessory dwelling units, duplexes, triplexes, fourplexes, multiplexes, cottage
clusters, townhouses, and small courtyard apartments in all residential areas.
The City of Beaverton began their Housing Option Project in July 2018, prior to the passage of
HB 2001, but is now using the project to address HB 2001 requirements along with local goals
related to housing options. The project is considering where and how to allow additional
housing types in neighborhoods to:5
Provide more places to live for people with different housing needs, preferences and
income levels.
Encourage diverse housing options so people can stay in their neighborhoods as their
needs change.
Give property owners more choices and flexibility over what types of housing they can
build on their land.
Assist with affordability by allowing more units and smaller units in existing
neighborhoods.
Improve homeownership opportunities that aim to reduce the racial wealth gap that has
historically existed for communities of color.
The project schedule and steps are summarized in Exhibit 1. ECONorthwest’s analysis will
contribute to the Phase 2 exploration of alternatives, along with public input.

City of Beaverton, “Housing Options Project,” https://www.beavertonoregon.gov/2197/Housing-Options-Project,
accessed June 3, 2021.
5
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Exhibit 1: Beaverton Housing Options Project Timeline
Source: City of Beaverton Housing Options Project webpage6

The City is exploring three zoning alternatives that prioritize different outcomes and emphasize
different approaches. ECONorthwest’s evaluation is intended to highlight development
feasibility and racial equity implications of these alternatives.

Overview of Analysis
ECONorthwest’s analysis focuses on assessing development feasibility for middle housing
given the three regulatory alternatives that the City is currently considering, and evaluating
how the resulting housing supports or contributes to racial equity. The analysis focuses on
duplexes, triplexes, quadplexes, and sixplexes based on direction from staff; however, several of
the prototypes end up being similar to townhouses, and can provide an indication of feasibility
for townhouses, despite some differences.
ECONorthwest’s approach to this analysis is summarized in brief below.
Created market-realistic development examples called prototypes that could be built
under the potential updated zoning regulations on three example lot sizes.
Collected market data for comparable types of housing.
Modeled the financial feasibility of the prototypes in several different market areas
within the City of Beaverton using a pro forma model.
Evaluated how the zoning alternatives advance racial equity, based on how well they
support development of low-cost rental and home ownership opportunities, familysized housing units, and intergenerational housing.

City of Beaverton, “Housing Options Project,” https://www.beavertonoregon.gov/2197/Housing-Options-Project,
accessed June 3, 2021.
6
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Section 2. Zoning Evaluation and Allowed
Developments
Zoning Alternatives
The three zoning alternatives are summarized below, drawing on descriptions on the City’s
project website. 7
Alternative 1 – The Maximum Opportunity Approach: Provide maximum flexibility for
property owners and developers that want to add middle housing in Beaverton
neighborhoods. Remove the greatest number of potential development barriers to allow
property owners more freedom to add housing units in neighborhoods. Middle housing
types would be allowed on nearly all lots (over a minimum size) in residential
neighborhoods. Bulk and scale of newer homes would be regulated mostly through
height maximums and setbacks, facilitating larger buildings. Off-street parking
requirements and design standards, if any, would be kept to a minimum.
Alternative 2 – The Ecological Footprint Approach: Regulate the size, shape and
orientation of homes to reduce the ecological footprint of housing and mitigate the
impacts of climate change. Regulate home size to encourage smaller homes that use less
energy. Development standards would be more flexible to support solar energy
collection, tree preservation and/or passive cooling opportunities. Rules would require
additional open space on the site.8 Some design standards might regulate the appearance
of buildings, such as having windows and doors facing the street. Off-street parking
requirements would generally be less than one space per home and some locations
would have limits on the maximum number of off-street parking spaces.
Alternative 3 – The Neighborhood Context Approach: Regulate the size, shape and
orientation of new homes so that they respond to existing residential development
patterns and minimize changes in the look and feel of neighborhoods. Apply contextspecific rules for different neighborhood types—older neighborhoods with larger lots
and mostly single-story homes, and newer neighborhoods with smaller lots and mostly
multi-story homes. Each neighborhood type would have distinct development
standards that would allow the same square footage, but with variations in scale and
height that reasonably align with the pattern of existing buildings in the neighborhood.
This approach would set more design standards, with a focus on how the buildings look
from the street. Minimum off-street parking requirements would be higher in this
approach.

City of Beaverton, “Housing Options Project—More Info”, https://www.beavertonoregon.gov/2327/HousingOptions-Project---More-Info, accessed June 3, 2021.
7

While there is an open space requirement for Alternatives 2 and 3, ECONorthwest’s analysis showed that it could
generally be met by the required setback areas, and did not substantially affect the analysis.
8

ECONorthwest

7

469

Exhibit 6
Feasability Memo
Each of the zoning alternatives has multiple sets of standards; Alternative 3 in particular varies
by sub-areas of the City. Because of the complexity involved in evaluating multiple zoning
standards for three different alternatives and a range of lot sizes and market conditions, staff
selected a single set of specific zoning standards for analysis to represent each zoning
alternative.

Middle Housing Prototypes
Overview
ECONorthwest’s analysis is based on market-realistic development examples called prototypes.
They represent hypothetical developments that could occur in Beaverton if zoning and
development regulations were to allow them. ECONorthwest evaluated several residential
development examples that could become possible under each of the zoning alternatives based
on the following factors and approach.
Lot size: The analysis is based on three example lot sizes—3,500 sq. ft., 5,000 sq. ft., and
7,000 sq. ft.—based on the range of existing lot sizes in Beaverton neighborhoods as well
as differences in what the zoning alternatives allow on different lot sizes. The lot sizes
were given specific assumed dimensions that are representative of general development
patterns in Beaverton.
Zoning standards: For each lot size, ECONorthwest (with input from staff) analyzed
what types and forms of middle housing would be allowed on each site size given the
specific zoning standards provided by staff for analysis, including setbacks, parking
requirements, maximum height, and maximum floor area ratio (FAR). This resulted in
over 50 possible prototypes with different combinations of unit sizes and configurations
and parking. In some cases, the same or a very similar prototype could meet the
standards of two or more zoning alternatives, which allowed for consolidation and
focusing on more substantive differences between potential development outcomes.
Market trends and common development characteristics: To focus the analysis further
on outcomes that would be most likely to be delivered by the market, ECONorthwest
selected prototypes that align best with observed developments in Beaverton and
around the Portland region. In some cases, this meant prototypes that are smaller than
the maximum size allowed, or that provide more parking than required.

Market-Based Form Assumptions
Key assumptions related to the form of development based on observations of built examples
are summarized below.
Parking is preferred over no parking if it does not reduce the number of units that fit
on the site or reduce their size below a typical unit size for the market. For example,
Alternative 1 does not require parking. However, ECONorthwest’s assessment is that
developers are likely to provide parking where possible since renters and buyers would
generally prefer to have at least some private parking available. Ownership housing can

ECONorthwest
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be difficult to sell without at least one dedicated parking space for each unit. Rental
housing tends be viable with lower parking ratios and pooled parking areas rather than
individual reserved spaces.
Rowhouse-style units are more likely to be ownership, which elevates the importance
of having a garage for dedicated parking for this style of housing. This style of
development lends itself to individual garages and may be harder to sell without them.
Rowhouse-style units that are side-by-side and span multiple floors need a footprint
of roughly 500 square feet or more across two or more stories to achieve a reasonable
floor plan. If the constraints do not allow for this layout, the building is assumed to be
developed with stacked rather than side-by-side units.
Stacked units are unlikely to have more than 3 bedrooms or be larger than about 1,500
sq. ft. The largest 3-bedroom units in the area today are roughly 1,400-1,500 sq. ft., and
there are few of them. There are a number of reasons for this, including cost (large units
tend to generate lower rents on a per-square-foot basis than smaller units, though the
construction costs can be lower on a per-square-foot basis as well) and demand (many
households that could afford and would want such a large unit—generally families with
multiple children and moderate to high income—would prefer to rent or buy a singlefamily home or rowhouse-style unit). Families who rent apartment units / flats often rent
a 2-bedroom unit as a lower-cost option that is more broadly available while still
allowing a separate bedroom for children.
Stacked units smaller than 500 sq. ft. are unlikely to be in demand in this area. While
there are some examples of developments with very small units, most are much larger
(at least 650 or 700 sq. ft.) in suburban locations like Beaverton. Units under about 625
sq. ft. may only be marketable in more walkable locations and where demand is highest.
Rowhouse-style units are unlikely to be larger than about 2,200 sq. ft. The largest
rowhouse-style (townhouse) units in the area are mostly about 2,200 sq. ft., though there
are a few closer to 2,600 sq. ft. The largest units are usually 4-bedroom, 3-bath units.
Exhibit 2 shows the assumptions for unit sizes and bedroom/bathroom counts for the different
types of units that informed this analysis.
Exhibit 2: Unit size and type assumptions
Size Range
Unit Type
Studio Stacked
500-625 sf

Bedrooms
0

Bathrooms
1

Small Stacked

625-800 sf

1

1

Med Stacked

800-1000 sf

2

2

Large Stacked

1000-1500sf

3

2

Small 2-Bedroom Rowhouse

1100-1400sf

2

2.5

Medium 3-Bedroom Rowhouse

1400-1500sf

3

2.5

Large 3-Bedroom Rowhouse

1500-1900sf

3

2.5

Large 4-Bedroom Rowhouse

1900-2200 sf

4

3
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Prototype Constraints and Options by Zone and Lot Size
The specific constraints and considerations that
Legend:
informed the prototypes for each lot size and
Blue: Minimal constraints for this housing type.
zoning alternative are summarized in Exhibit 3. Yellow: Some constraints for this housing type.

Orange: Substantial constraints for this housing type.
Red: Housing type is not possible.

Exhibit 3: Prototype Form Considerations
Housing
Alternative
Alternative 2
Alternative 3
Lot
Type
1
Size
3,500 Duplex—
Physical & Footprint Constraints: Stacked units with up to two front parking
sq. ft. Stacked
spaces work and would be two stories. Front and rear setbacks do not constrain
footprint.
Other
Other Constraints: Allowed in
Other Constraints: Allowed in
Constraints: some areas, but not others.
some areas, but not others.
None.
Where allowed, FAR would not Where allowed, FAR would not
constrain stacked units.
constrain stacked units.
Duplex—
Physical & Footprint Constraints: Very narrow (15-foot wide) duplex units can
Rowhouse- potentially fit side-by-side facing the street. Individual garages and individual or
style
paired driveways would likely fit if garage width is not restricted relative to the
front façade of the unit; this would provide at least two parking spaces. Three
stories would be desirable; 2.5 could potentially work. Side-by-side units facing
the side with individual garages and a shared driveway take up too much space
for this lot size. Side-by-side units facing the side without parking would fit but
may be less marketable.
Other
Other Constraints: Allowed in
Other Constraints: Allowed in
Constraints: some areas, but not others.
some areas, but not others.
None.
Where allowed, FAR would
Where allowed, FAR would allow
Parking not
limit these to smaller
a fairly standard-size rowhouserequired.
rowhouse-style units.
style unit.
Triplex—
Physical & Footprint Constraints: Stacked units with two front spaces fit; a shared
Stacked
driveway to spaces in the rear takes up too much space. Stacked units need to
be three stories tall. Front and rear setbacks do not constrain footprint.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones for
zones tested; potentially allowed
Parking not
Alternative 2.
in other proposed zones for
required.
Alternative 3.
Triplex—
Physical & Footprint Constraints: Side-by-side units facing the side with individual
Rowhouse- garages and a shared driveway take up too much space for this lot size. Side-bystyle
side units without parking might fit, depending on setbacks, but may be less
marketable.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones for
zones tested; potentially allowed
Parking not
Alternative 2.
in other proposed zones for
required.
Alternative 3.
Fourplex— Physical & Footprint Constraints: Stacked units with two front spaces fit; a shared
Stacked
driveway to spaces in the rear takes up too much space. Stacked units would
likely be two stories tall (two units per floor). Front and rear setbacks do not
constrain footprint.

ECONorthwest

10

472

Exhibit 6
Feasability Memo
Alternative
Alternative 2
Alternative 3
1
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones for
zones for Alternative 3.
Parking not
Alternative 2.
required.
Fourplex— Physical & Footprint Constraints: Side-by-side units facing the side with individual
Rowhouse- garages and a shared driveway take up too much space for this lot size. Very
style
narrow side-by-side units without parking might fit, depending on setbacks, but
may be less marketable.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones for
zones for Alternative 3.
Parking not
Alternative 2.
required.
Sixplex—
Physical & Footprint Constraints: Stacked units with no parking or two front
Stacked
spaces fit. A shared driveway to spaces in the rear takes up too much space.
Stacked units need to be three stories tall (two units per floor).
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones for
zones for Alternative 3.
Parking not
Alternative 2.
required.
Sixplex—
Physical & Footprint Constraints: Side-by-side units would not fit, even without
Rowhouse- parking.
style
5,000 Duplex—
Physical & Footprint Constraints: Stacked units with up to two front spaces work
sq. ft. Stacked
and would be two stories.
Other
Other Constraints: FAR and
Other Constraints: FAR and other
Constraints: other standards are not major standards are not major
None.
constraints.
constraints.
Duplex—
Physical & Footprint Constraints: Standard townhouse-width units (20 feet wide)
Rowhouse- can fit side-by-side facing the street. Individual garages and individual or paired
style
driveways would likely fit if garage width is not restricted relative to the front
façade of the unit, and would provide at least two parking spaces. Height could
be two to three stories depending on unit size.
Other
Other Constraints: FAR would Other Constraints: FAR would
Constraints: allow a fairly standard-size
allow a fairly large rowhouseNone.
rowhouse-style unit, and is
style unit and is not a major
not a major constraint, though constraint.
it would preclude the largest
unit sizes.
Triplex—
Physical & Footprint Constraints: Stacked units with two front spaces fits with no
Stacked
constraint. A shared driveway to three spaces in the rear likely fit but would limit
unit size. Stacked units would need to be three stories.
Other
Other Constraints: Allowed in
Other Constraints: Allowed in
Constraints: some areas, but not others.
some areas, but not others.
None.
Where allowed, FAR and
Where allowed, FAR would not
Parking not
parking (2 spaces) would not
constrain unit size, but parking
required.
constrain stacked units.
(3 spaces) would. Height limit
(30 feet) in some zones would
preclude three stories.
Lot
Size

Housing
Type
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Alternative
Alternative 2
Alternative 3
1
Physical & Footprint Constraints: Side-by-side units facing the side with individual
garages may fit, depending on setback requirements, but only with very small
footprints. Two and a half to three stories would be needed to allow for a viable
unit size with a garage. Side-by-side units without parking would fit but may be
less marketable.
Other
Other Constraints: Allowed in
Other Constraints: Allowed in
Constraints: some areas, not others, but
some areas, but not others.
None.
FAR is too low for rowhouseWhere allowed, FAR would allow
Parking not
style units with garages, and
a relatively small rowhouse-style
required.
parking is required.
unit with a garage. Height limit
(30 feet) in some zones would
preclude three stories.
Fourplex— Physical & Footprint Constraints: Stacked units with two front spaces fit; a shared
Stacked
driveway to spaces in the rear takes up too much space.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones tested;
zones tested; potentially allowed
Parking not
potentially allowed in other
in other proposed zones for
required.
proposed zones for
Alternative 3, but very few.
Alternative 2, but very few.
Fourplex— Physical & Footprint Constraints: Side-by-side units with a shared driveway to
Rowhouse- individual garages facing the side takes up too much space. Side-by-side units
style
without parking may fit, depending on setbacks, but may be less marketable.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size in the
on this lot size in the proposed
None.
proposed zones tested;
zones tested; potentially allowed
Parking not
potentially allowed in very few in very few areas for Alternative
required.
areas for Alternative 2.
3.
Sixplex—
Physical & Footprint Constraints: Stacked units with two front spaces fit.
Stacked
A shared driveway to spaces in the rear takes up too much space. Stacked units
would need to be three stories.
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size.
on this lot size.
None.
Parking not
required.
Sixplex—
Physical & Footprint Constraints: Side-by-side units would not fit, even without
Rowhouse- parking.
style
Other
Other Constraints: Not
Other Constraints: Not allowed
Constraints: allowed on this lot size.
on this lot size.
None.
7,000 Duplex—
Physical & Footprint Constraints: Stacked units with up to two front spaces work.
sq. ft. Stacked
Other
Other Constraints: FAR and
Other Constraints: FAR and other
Constraints: other standards are not major standards are not major
None.
constraints.
constraints.
Duplex—
Physical & Footprint Constraints: Townhouse-width units (22.5 feet wide) can fit
Rowhouse- side-by-side facing the street. Individual garages and individual or paired
style
driveways would likely fit.
Lot
Size

Housing
Type
Triplex—
Rowhousestyle
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Lot
Size

Housing
Type

Triplex—
Stacked

Triplex—
Rowhousestyle

Fourplex—
Stacked

Fourplex—
Rowhousestyle

Sixplex—
Stacked

Sixplex—
Rowhousestyle

ECONorthwest

Alternative
1
Other
Constraints:
None.

Alternative 2

Alternative 3

Other Constraints: FAR and
Other Constraints: FAR and other
other standards would allow a standards would allow a fairly
fairly large rowhouse-style
large rowhouse-style unit, and
unit, and are not major
are not major constraints.
constraints.
Physical & Footprint Constraints: Stacked units with two front spaces or a shared
driveway to spaces in the rear fit. Height would need to be three stories.
Other
Other Constraints: FAR and
Other Constraints: Height limits
Constraints: other standards are not major could constrain stacked units in
None.
constraints.
some proposed zones.
Physical & Footprint Constraints: Side-by-side units facing the side with individual
garages fit with relatively large rowhouse-style units.
Other
Other Constraints: FAR would Other Constraints: FAR and other
Constraints: allow only small rowhousestandards would allow fairly
None.
style units with garages.
standard-size rowhouse-style
units at 2.5 stories.
Physical & Footprint Constraints: Stacked units with two front spaces fit. Stacked
units with a shared driveway to spaces in the rear may fit depending on
setbacks, though the shared driveway and rear parking would constrain the
building footprint and limit unit size for stacked units somewhat.
Other
Other Constraints: Setback
Other Constraints: Setback and
Constraints: and open space requirements open space requirements would
None.
would increase challenges for increase challenges for stacked
Parking not
stacked units with four rear
units with four rear parking
required.
parking spaces. This would
spaces. This would likely still fit
likely still fit in most cases,
in most cases, but would
but would constrain unit size.
constrain unit size. Providing just
Some zones require four
two front spaces is not an option
spaces.
(four are required).
Physical & Footprint Constraints: Side-by-side units facing the side with individual
garages fit with relatively large rowhouse-style units at 2.5 to 3 stories.
Other
Other Constraints: FAR is too
Other Constraints: FAR is just
Constraints: low for rowhouse-style units in enough to allow small rowhouseNone.
some zones; others allow only style units.
very small rowhouse-style
units.
Physical & Footprint Constraints: Stacked units with two front spaces fit. A shared
driveway and rear parking would constrain the building footprint and limit unit
size for stacked units somewhat. Stacked units would need to be three stories.
Other
Other Constraints: Allowed in
Other Constraints: Allowed in
Constraints: some areas. Where allowed,
very few areas. Where allowed,
None.
setback and open space
setback requirements would
Parking not
requirements would increase
increase challenges/constrain
required.
challenges/ constrain
average unit size for stacked
average unit size for stacked
units with rear parking spaces
units if more than two parking and might make unit size too
spaces were provided (only
small. Four parking spaces
two are required), but would
required.
likely still fit in most cases.
Physical & Footprint Constraints: Lot depth is likely insufficient for six side-by-side
units facing the side (units would be less than 15 feet wide even with only 10foot front and rear setbacks).
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The resulting prototypes evaluated are listed in Exhibit 4. Estimated
pricing for the prototypes is based on recent sales transactions and
rent data from Beaverton and surrounding areas (see page 19 for
details). The columns at right indicate which alternatives allow each
prototype, based on the specific draft development regulations
associated with the alternative provided by staff.

For reference, the median
sales price for homes in
Beaverton (including both
new and older homes of
all types) is roughly
$510,000 as of May 2021.9

Side-by-side prototypes were modeled as for-sale, accounting for the cost of individual utilities
and land division or condominium creation, while stacked units were modeled as rentals. While
the City’s zoning regulations will not regulate tenure, legal risk and cost factors tend to
encourage fee-simple ownership rather than condominium creation. Recent state legislation
(Senate Bill 458) will require jurisdictions to allow a streamlined land division process for all
middle housing types covered by HB 2001, including duplexes, triplexes, and quadplexes.10 This
will only apply to units that are attached side-by-side so that each unit can be on its own lot,
and units must have separate utilities.
Legend:
Symbol

Description
This prototype does work with the development standards for that alternative based on lot size,
housing type, parking requirements, floor area ratio, and/or setbacks
This prototype does not work with the development standards for that alternative based on lot size,
housing type, parking requirements, floor area ratio, and/or setbacks.
This prototype sometimes works with the development standards for that alternative based on lot
size, housing type, parking requirements, floor area ratio, and/or setbacks (i.e., some of the
specific zones for the alternative allow the prototype, but others would not).

9

Redfin.com, “Beaverton Housing Market,” May 2021.

While these housing types are defined as being two, three, or four units on a lot (respectively), the language of the
bill explicitly states that a subsequent land division does not change the housing type that they are defined to be. In
other words, if it would be allowed as a triplex and meets the jurisdiction’s development standards as a triplex, it
remains a triplex even if the land is divided.
10
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Exhibit 4: Prototypes
Source: ECONorthwest, based on market data from Zillow and Redfin.

#

Prototype

Lot Size

Unit Description*

1

Small Side-bySide Duplex

3,500
sq. ft.

2

Medium Sideby-Side Duplex

3,500
sq. ft.

3

Medium
Stacked
Triplex
Large Stacked
Sixplex

3,500
sq. ft.

Medium-Large
Side-by-Side
Duplex
Medium Sideby-Side Duplex

5,000
sq. ft.

7

Small Side-bySide Triplex

5,000
sq. ft.

8

Large Stacked
Triplex

5,000
sq. ft.

9

Medium
Stacked
Fourplex
Large Stacked
Sixplex

5,000
sq. ft.

Medium-Large
Side-by-Side
Duplex
Small Side-bySide Triplex

7,000
sq. ft.

13

Medium Sideby-Side Triplex

7,000
sq. ft.

14

Large Side-bySide Fourplex

7,000
sq. ft.

15

Small Side-bySide Fourplex

7,000
sq. ft.

16

Large Stacked
Sixplex

7,000
sq. ft.

1,135 sq. ft., 2.5 stories
2 beds, 2.5 baths
1 car garage plus driveway
1,491 sq. ft., 2.5 stories
3 beds, 2.5 baths
1 car garage plus driveway
923 sq. ft. flat (rental)
2 beds, 2.5 baths
1 parking space per unit
1,013 sq. ft. flat (rental)
3 beds, 2 baths
No parking
1,822 sq. ft., 2.5 stories
3 beds, 2.5 baths
1 car garage plus driveway
1,467 sq. ft., 2 stories
2 beds, 2.5 baths
1 car garage plus driveway
1,347 sq. ft., 3 stories
2 beds, 2.5 baths
1 car garage, shared driveway
1,167 sq. ft. flat (rental)
3 beds, 2 baths
1 parking space per unit
875 sq. ft. flat (rental)
2 beds, 2 baths
0.5 parking spaces per unit
1,400 sq. ft. flat (rental)
3 beds, 2 baths
0.3 parking spaces per unit
1,810 sq. ft., 2 stories
3 beds, 2.5 baths
1 car garage plus driveway
1,147 sq. ft., 2 stories
2 beds, 2.5 baths
1 car garage, shared driveway
1,427 sq. ft., 2 stories
3 beds, 2.5 baths
1 car garage, shared driveway
2,034 sq. ft., 3 stories
4 beds, 3 baths
1 car garage, shared driveway
1,019 sq. ft., 2 stories
2 beds, 2.5 baths
1 car garage, shared driveway
1,050 sq. ft. flat (rental)
3 beds, 2 baths
0.5 parking spaces per unit

4
5
6

10
11
12

3,500
sq. ft.

5,000
sq. ft.

5,000
sq. ft.

7,000
sq. ft.

Sales Price or
Monthly Rent
Range
$308K $315K

Alt
1

Alt
2

Alt
3

$391K $408K
$1,570 $1,620/mo
$1,610 $1,670/mo
$431K $450K
$385K $402K
$365K $374K
$1,770 $1,830/mo
$1,530 $1,590/mo
$1,980 $2,060/mo
$428K $447K
$311K $318K
$375K $391K
$434K $462K
$296K $303K
$1,650 $1,710/mo

* Unit sizes do not include garage floor area.
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Section 3. Assessing Development Potential
What Makes Development Possible?
Allowing new forms of residential development can increase (re)development potential, but
new developments do not occur simply because they are allowed. There must be sufficient
demand for new housing at a price point that exceeds the cost to build it. Further, the value of
redevelopment would have to exceed the value of the existing properties if they are not vacant.
Even for developers and real estate investors, in many cases, it is faster, easier, and less risky to
remodel an existing home to sell at a profit than to redevelop with new housing types. New
development is also more likely when a property is sold to a new owner—most homeowners do
not have interest or expertise in redevelopment—and only a small fraction of properties is sold
in any given year, which moderates the pace of change even when development is financially
feasible.

Development Feasibility Methods
ECONorthwest used a financial pro forma model to estimate the development feasibility of
various prototypes. More specifically, the analysis evaluated residual land value (RLV): the
maximum a developer would be willing and able to pay for a property intended for
(re)development after considering the value of the new development (based on sale proceeds or
rental income), the cost of demolition (if required) and development, and the investment
returns needed to secure financing for the project. Exhibit 5 provides a conceptual illustration of
residual land value, showing that the first test is whether RLV is positive or negative. If RLV is
negative, the development is not possible even if the land is free.
If RLV is positive, the second question is how it compares to the value of a property suitable for
development. A prototype can be considered financially feasible for development on sites with
market values (projected sales prices) that are lower than the prototype’s RLV. This is
illustrated in Exhibit 6. If the RLV exceeds the value of a site, then a developer can potentially
reach a deal with the property owner if the property comes up for sale. If the RLV is lower than
the value of a site, the project would not be financially feasible unless market conditions or
investment return expectations change. Thus, a higher RLV indicates greater development
feasibility, because there are more sites that the developer could afford to build on. In addition,
for sites that are valued at less than the RLV, there is greater potential for the developer and
property owner to reach a deal that would be financially attractive to both parties.
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Exhibit 5: Illustration of Residual Land Value
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Exhibit 6: Example: Comparing Residual Land Value to Land / Property Pricing
Source: ECONorthwest

As noted previously, RLV alone does not indicate that a property will redevelop, only that
redevelopment could occur, if:
The property owner decides to make the property available for sale and is willing to
accept the estimated market value for the property.
There is a developer with interest and ability to develop middle housing who is able to
acquire the property for the estimated market value.
The developer is operating as a for-profit business with standard financing mechanisms,
financial return requirements, construction costs, and risk tolerance.11
There is sufficient demand from buyers/renters to “absorb” the housing as it is
developed (this will tend to limit the amount of housing built at any given time).

Assumptions
Cost Assumptions
Construction, design, financing, and other development costs (excluding City fees) were based
on reasonable assumptions—informed by input from experienced middle housing developers
and the Homebuilders Association of Metro Portland (HBA)—and capture relevant variations
by unit size, finish quality, and configuration. The analysis also accounted for site costs (e.g.,
parking and landscaping).

There are nonprofit developers and affordable housing providers interested in building middle housing, including
Habitat for Humanity, Hacienda CDC, and others. These parties face different financial requirements to make
development possible and generally depend on public funding to close the gap between costs and the revenue
generated by renting or selling the property to the low or moderate-income households they serve. While the
specifics of their developments are different, properties that are financially feasible to develop with market-rate, forprofit middle housing may also be more likely to offer potential for affordable middle housing.
11
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The analysis accounts for all development fees (e.g., transportation development tax, system
development charges, construction excise tax, permit fees). These were calculated for each
prototype using City fee schedules and input from City staff. The total for development fees
ranges from roughly $26,000 to roughly $37,000 per unit based on differences in unit size and
configuration. Costs were higher for side-by-side units than for stacked units, largely due to the
assumption of individual water meters to allow the units to be sold individually. (For
comparison, a typical new single-family detached home might pay close to $42,000 in SDCs and
fees.)
All costs were held constant citywide; area-specific and site-specific costs such as supplemental
System Development Charges, hillside development costs, or required frontage or
infrastructure improvements were not accounted for in this analysis.

Market Condition and Revenue Assumptions
Sales prices are based on average per-square-foot sales prices from sales transactions of similarsized townhouses located in Beaverton and adjacent areas, built since 2005, and sold between
May 2020 and May 2021.12 Transaction data was obtained from Redfin. Estimated pricing was
adjusted upward slightly to account for increasing prices in 2021. While the prototypes are not
townhouses in the sense that they do not face the street, the recent state legislation that will
allow them to be sold fee-simple on individual lots makes them more comparable to
townhouses.
Rents are based on average rent per square foot of market-rate apartments built since 2010 by
bedroom size for Beaverton and surrounding areas, along with specific rent observations for the
most comparable properties. Average rents are from November 2020 CoStar data, with
adjustments to account for increases in 2021 and fewer shared amenities for a small plex than a
large apartment complex. Individual rent observations were used to make those adjustments.
The sales prices and rents were also adjusted to account for broad locational differences, using
four geographies with different generalized market conditions in Beaverton (see Exhibit 7 on
following page). The market geographies were selected to align with geographies the City is
considering using to adjust development standards based on the development patterns of
existing housing, which vary with the age of the existing housing stock.
The analysis does not account for site-specific location factors that can influence the desirability
(and hence pricing) of housing, including:
Proximity/accessibility to parks, schools, transit, or other amenities
Views
Presence of mature street trees
Exposure to busy streets, highways, and certain noisy or undesirable businesses

According to Zillow, Beaverton’s home values have increased by 15.4% over the past year from April 2020 to May
2021.
12
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Exhibit 7: Market Geographies
Source: City of Beaverton
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Financial Feasibility Evaluation
Overall Feasibility Findings
The maximum RLV of any of the prototypes is estimated at approximately $45 per square foot.
There have been very few sales transactions in the past year in Beaverton where a lot with an
existing home has sold for less than $45 per square foot of land, particularly for smaller lot sizes.
The lowest observed sales prices for lots with existing homes for each lot size are shown in
Exhibit 8. This means that very few sites with existing homes are likely to sell for amounts
that would make duplex, triplex, fourplex, or sixplex redevelopment financially feasible.
Exhibit 8: Lowest Observed Sales Prices per Square Foot of Land by Lot Size, City of Beaverton
Source: ECONorthwest

Average of Lowest Observed Sales Price
per Sq. Ft. of Land

3500-4999 sf

Average of Lowest Observed Sales
Prices
$279,100

5000-6999 sf

$306,250

$52

7000-9999 sf

$300,800

$37

Lot Size

$75

Source: ECONorthwest, using sales transaction data from Redfin for homes sold in the last 12 months as of June 30, 2021.
Excludes transactions with sale prices well below the estimated value from Redfin. Values shown are an average of the
three to six lowest-price transactions deemed reliable for this purpose in the City of Beaverton. These homes are not
necessarily located within the zones in question, but are roughly indicative of the lowest site-acquisition costs a developer
might have within Beaverton.

Overall, middle housing redevelopment (for the prototypes tested) is unlikely on most
developed lots, particularly smaller lots. However, development on vacant infill sites and larger
properties where a portion of the site can be sold for development without demolishing the
existing home may still be feasible.

Variations by Alternative and Geography: Overview
Exhibit 9 summarizes the results of the financial feasibility evaluation across all 16 prototypes,
with notes about how they compare to one another, along with a simplified indication of which
are considered consistent with which zoning alternatives. Following Exhibit 9 are summaries
and charts for each alternative. The charts show RLV (maximum land cost) per square foot of
land for each market area and each prototype, as well as a comparison to the lowest observed
sales prices listed in Exhibit 8.
Comparing feasibility between alternatives, Alternative 1 allows more prototypes that are
comparatively more financially feasible, while Alternatives 2 and 3 restrict many of the
prototypes that appear to be more financially feasible.
Looking at how feasibility varies geographically within the city across all alternatives based on
estimated market variations, Central Beaverton has higher rents and RLVs for rental prototypes,
while the East and Outer NW/SW subareas have the highest sales prices and highest RLVs for
for-sale prototypes. However, the differences in RLVs are relatively small, and the differences in
typical home prices in these areas may be greater than the difference in RLV.
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Exhibit 9: Prototype Feasibility Results Summary and Notes
Source: ECONorthwest

Housing Prototype # Unit Type
Lot Size Type
1
Duplex
3500 sf
lot

2
Triplex

3

Sixplex

4
5

Duplex
6
5000 sf
Triplex
lot

7
8

Fourplex

9

Sixplex

10

Duplex

11
12

Triplex
13

7000 sf
lot

14
Fourplex
15

2BR
Rowhouse
Med. 3BR
Rowhouse
2BR
Stacked
3BR
Stacked
Lg. 3BR
Rowhouse
Med. 3BR
Rowhouse
2BR
Rowhouse
3BR
Stacked
2BR
Stacked
3BR
Stacked
Lg. 3BR
Rowhouse
2BR
Rowhouse
Med. 3BR
Rowhouse
4BR
Rowhouse
2BR
Rowhouse

Allowed by
Standards?
Alt Alt Alt
1 2 3 East

RLV per sq. ft.
Central

Inner SW

Outer
NW/SW

Notes

Constrained unit size reduces feasibility relative to Prototype 2, but small lot size
13.91 means that RLV is still comparatively high on a per square foot basis.

Y

S

S

$

15.21

$

13.91

$

12.61

$

Y

N

S

$

31.16

$

26.15

$

24.48

$

Y

N

S

$

14.03

$

17.33

$

12.38

$

Y

N

N

$

30.58

$

37.36

$

27.20

$

Y

N

Y

$

23.86

$

19.99

$

18.71

$

Y

S

Y

$

20.09

$

16.64

$

15.49

$

Y

N

N

$

32.79

$

31.17

$

29.55

$

Y

S

N

$

9.18

$

11.78

$

7.88

$

Three for-sale units on 5,000 sq. ft. generates a relatively high RLV per square foot
31.17 of land, even though units are relatively small for for-sale.
Three stacked rental units are not as financially feasible as three for-sale units on
10.48 the same size lot (Prototype 7).

Y

S

S

$

15.96

$

18.96

$

14.45

$

Four stacked rental units are more feasible than three stacked rental units
17.46 (Prototype 8), even though the unit size is slightly smaller.

Y

N

N

$

39.15

$

45.00

$

36.22

$

Y

Y

Y

$

16.16

$

13.42

$

12.51

$

Y

Y

Y

$

11.45

$

10.46

$

9.48

$

Y

N

Y

$

19.21

$

15.61

$

14.42

$

Y

N

N

$

13.84

$

4.48

$

2.61

$

Y

S

Y

$

16.09

$

14.84

$

13.59

$

Larger unit size improves feasibility relative to Prototype 1. Small lot size means
27.82 comparatively high RLV per square foot.
Three medium-sized rental units are not as feasible as two medium-sized for-sale
15.68 units (Prototype 2).
Six large units provide a large amount of value on a small property, comparable to
33.97 two medium-sized for-sale units (Prototype 2).
Larger unit size improves feasibility, but only slightly relative to the medium unit
21.28 size for Prototype 6.
Similar unit sizes and financials as Prototype 2 but on a larger lot means a lower
17.79 RLV per square foot of land.

Six large units provide a large amount of rental income relative to the lot size, if
42.07 they can achieve the assumed rents.*
On a 7,000 sq. ft. lot, with just two units, even large for-sale rowhouse-style units
14.33 generate only moderate RLV per sq. ft. of land.
Constrained unit size reduces feasibility relative to Prototype 13. Adding a third unit
10.46 does not improve feasibility relative to two larger units (Prototype 11).
Larger unit size improves feasibility relative to Prototype 12, and is large enough
16.81 that adding the third unit improves feasibility relative to two units (Prototype 11).
Unit size is so large that the increase in costs outweighs the increase in sales price
8.23 relative to Prototype 15, particularly in areas with moderate home prices.**
More feasible than three units of the same size (Prototype 12), but less so than
14.84 three larger units (Prototype 13).

3BR
Six large rental units are comparable to fewer small ownership units (e.g.,
Sixplex
16
Stacked
Y Y N $
12.50 $
15.96 $
10.77 $
14.24 Prototype 12), but not as feasible as larger ownership units (e.g. Prototype 13).
Y = This prototype does work with the development standards for that alternative based on lot size, housing type, parking requirements, floor area ratio, and/or setbacks;
N = This prototype does not work with the development standards for that alternative based on lot size, housing type, parking requirements, floor area ratio, and/or setbacks;
S = This prototype sometimes works with the development standards for that alternative based on lot size, housing type, parking requirements, floor area ratio, and/or setbacks (i.e., some of
the specific zones for the alternative allow the prototype, but others would not).
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* The 1,400 sq. ft. units are unusually large for an apartment-style flat—typically, there would be just a few of these units in a large development. While they sometimes command a premium
in the apartment market, it is difficult to say how much of that premium will extend to middle housing that would not have amenities like a pool and a fitness center. In addition, having all six
units this size would likely result in a slower lease-up since it would limit the pool of interested households.
** Home values for larger, higher-end units tend to be more dependent on premium locations. This prototype would likely have performed better financially with somewhat smaller units
(e.g., large 3-bedroom units) that would be more in line with common unit sizes for attached housing, but that option would be available to developers as well.
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Alternative 1
Exhibit 10 shows the range of RLVs for prototypes that are allowed in Alternative 1. Alternative
1 allows the broadest range of prototypes with the fewest constraints, which leads to several
prototypes that show the highest financial feasibility of the set tested (though all are still well
below a level that would be feasible for redevelopment). Given that Alternative 1 allows a
generous building envelope and flexible parking requirements, it offers relatively high
development feasibility on smaller lots where these constraints are particularly salient. On
larger, 7000 square foot lots, the incremental increase in the number and size of units does not
appear to quite make up for the increase in lot size when comparing RLV per square foot.
Exhibit 10: Maximum Land Cost / RLV per Sq. Ft. by Prototype, Alternative 1
Source: ECONorthwest
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Alternative 2
Alternative 2 does not allow some of the prototypes shown for Alternative 1; these are shown as
blanks to make comparison between alternatives easier. Prototypes evaluated under Alternative
2 are generally less feasible than those in Alternative 1 and Alternative 3 because of the floor
area ratios that scale the amount of development allowed with the lot size, and tend to limit this
alternative to smaller unit types or fewer units. The open space requirements for Alternative 2
had little impact on the prototypes, since they could generally be met with the required setback
areas. Parking requirements were also generally not a major obstacle, given that it was possible
and likely desirable to include at least some on-site parking for most of the prototypes
evaluated.
Exhibit 11: Maximum Land Cost / RLV by Prototype, Alternative 2
Source: ECONorthwest
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Alternative 3
Alternative 3 does not allow some of the prototypes shown for Alternative 1; these are shown as
blanks to make comparison between alternatives easier. Prototypes evaluated under Alternative
3 are generally less feasible than those in Alternative 1, but somewhat more feasible than those
in Alternative 2. Alternative 3 allows for fewer of the stacked, rental prototypes, in part due to
challenges with accommodating parking, and in part because sixplexes were not allowed on
smaller lots. In addition, the height limitation creates challenges for triplex and sixplex stacked
prototypes. The floor area ratios in Alternative 3 were high enough compared to those in
Alternative 2 to allow for reasonable unit sizes in most cases, and often aligned well with the
range that is common in the market. The open space requirement did not constrain the
prototypes, because it could be met with required setback areas.
Exhibit 12: Maximum Land Cost / RLV by Prototype, Alternative 3
Source: ECONorthwest
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Section 4. Affordability and Racial Equity
Evaluation
This section summarizes how middle housing can contribute to housing affordability in
Beaverton and addresses how the zoning alternatives advance racial equity by evaluating the
following questions (identified by City of Beaverton staff):
1. Which scenario best supports development of low-cost rental units?
2. Which scenario best supports development of attainable home ownership opportunities
(to build wealth)?
3. Which scenario best supports development of family-friendly options (units with at least
two bedrooms)?
4. Which scenario best supports development of intergenerational housing?

Middle Housing Affordability
Overview
In desirable locations with limited opportunities to build more housing, the price of existing
homes can increase substantially over time as demand outpaces supply. This competition leads
to increasing housing costs, pricing many households out of the housing market altogether. A
shortage of available, modestly priced housing can threaten to displace longtime residents as
more affluent households pay a premium for homes that would traditionally be occupied by
lower-income families. Allowing more housing to be built in these areas may reduce the pace of
price increases, keeping existing housing more affordable over time.
Although state law prohibits regulations that “[establish] the sales or rental price for a housing
unit” for developments with less than 20 units,13 middle housing development can help increase
the supply of housing that is more affordable than a standard single-family home. Middle
housing units are generally smaller in size, making them less expensive to build than larger
detached homes. Middle housing on smaller lots may also allow for lower land costs compared
to the current stock of detached single-family homes.
Middle housing contributes to housing affordability in several other ways as well:
Some affordable housing providers (such as Habitat for Humanity, which focuses on
affordable homeownership) may choose to develop middle housing.

13

ORS 197.309
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Allowing middle housing creates an opportunity to make other affordability measures,
including mortgage and rental assistance programs, go farther by expanding the supply
of lower-cost for-sale homes in good condition.
However, it is important to acknowledge that middle housing alone will not solve affordability
or housing equity issues—even the lower sales prices that are possible compared to new
detached housing are still too high to be affordable to many households. Furthermore, first-time
homebuyers face other challenges to buying a home, including saving for a down payment,
meeting mortgage requirements (e.g., income requirements, credit history), and competing with
buyers able to pay with cash.

Affordability of Estimated Rents and Sales Prices for Middle Housing Prototypes
The estimated sales prices for for-sale middle housing prototypes range from just under
$300,000 to just over $460,000 depending on the prototype and the market area. This is below
Beaverton’s median home price of roughly $510,000.14 Detached homes in Beaverton (excluding
new construction) sold in the past year have sold for between $279,000 (very few in this price
range, and many in need of maintenance) and roughly $920,000. For detached new construction
in Beaverton, the range is roughly from $395,000 to over $1 million. This is illustrated in Exhibit
13. This suggests that if middle housing is financially feasible to develop, it will expand
attainable home-ownership opportunities in Beaverton.
Exhibit 13: Pricing of Middle Housing Compared to Existing Homes and Detached New Construction
in Beaverton
Source: ECONorthwest, using data from Redfin.
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14

Redfin.com, “Beaverton Housing Market,” May 2021.
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As shown in Exhibit 14, the approximate income required to meet a 30% affordability
threshold15 for the for-sale middle housing prototypes tested would be roughly $60,000 to
$93,000 per year. For a family of four, this would translate to between about 60% and 100% of
the regional Median Family Income (MFI) that is used to establish eligibility for housing
programs.16 (Beaverton’s median household income—which is calculated differently from
MFI—is roughly $71,800.17) For rental housing prototypes, the estimated rent would be
affordable to households earning between about $61,000 and $82,000 using the standard of
spending no more than 30% of income on rent. For a family of four, this would translate to
households between roughly 60% and 80% of MFI.
Exhibit 14: Affordability Ranges of Middle Housing Prototypes
Source: ECONorthwest, Portland Housing Bureau, US Census Bureau
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Income
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Income required for for-sale housing is estimated based on the following assumptions:
20% down payment, 30-year fixed rate mortgage
3.02% interest rate (source: Freddie Mac Primary Mortgage Market Survey, June 24, 2021:
http://www.freddiemac.com/pmms/)
2% of property value annually for insurance and property taxes
Principal, interest, taxes, and insurance combined cost no more than 30% of income

Portland Housing Bureau, 2021 Income and Rent Limits, https://www.portland.gov/sites/default/files/2021/2021ami-rents-phb.pdf
16

17

U.S. Census Bureau, American Community Survey (ACS), 5-Year Estimates, 2015-2019.
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Racial Equity Considerations
Low-Cost Rental Units
Alternative 1 best supports development of low-cost rental units by allowing sixplex
development on a range of lot sizes and providing flexibility for stacked units and how much
parking to provide on-site.

Attainable Home Ownership Opportunities
The 2-bedroom rowhouses are the lowest cost prototypes that are assumed to be developed for
homeownership (Prototypes 1, 7, 12, and 15). Alternative 1 allows all these prototypes, but they
are not always the most feasible prototype for a given lot size (if a different prototype is more
feasible on the same size lot, it may be more likely to get built). Alternative 2 allows prototype
12 and sometimes allows prototypes 1 and 15, but they face somewhat less competition from
other, more feasible prototypes on the same lot sizes. Alternative 3 allows prototypes 12 and 15
and sometimes prototype 1, but these are not the most feasible prototypes for their lot sizes. On
balance, Alternative 1 offers the most options for lower-cost rowhouse-style units that lend
themselves better to home ownership.

Family-Friendly Options
All of the alternatives allow for many prototypes with at least two bedrooms. Alternative 1
offers the most flexibility for larger units if desired, though the larger units also tend to be more
expensive.

Intergenerational Housing
Duplexes are particularly well-suited to intergenerational housing because a family can buy
both units and live in the same building but with separate spaces. However, this requires the
family to be able to pool enough resources to afford to buy both units together. Triplexes and
larger properties are more likely to be out of reach financially than duplexes, particularly for
families of modest means. Alternative 1 best supports duplex feasibility, but all alternatives
provide some options for duplexes.
Three- and four-bedroom units can also support inter-generational housing by offering enough
space for grandparents or other family members to have their own bedroom. These also tend to
be more expensive than smaller units, but less so than buying two units together. All
alternatives provide options for three- and four-bedroom units, but Alternative 1 (and, to a
lesser extent, Alternative 3) provides the most options for these larger units.
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Section 5. Displacement Risk Analysis
Who is at Risk of Displacement?
Another important equity consideration is displacement risk, primarily for renters in existing
single-family homes that could be redeveloped. Displacement concerns typically center around
renters instead of homeowners18 for several reasons:
In Oregon, homeowners are largely insulated from the financial effects of market
changes due to the property taxation system, which decouples market sales prices from
assessed values, meaning that rising home values only impact property tax amounts in
very limited circumstances.
Rental leases provide renters with less housing stability and cost predictability
compared to typical mortgages. Generally, renters only have the right to remain in a
given location for the duration of their lease, and shorter leases can be relatively easily
broken (although recent laws enacted in 2019 strengthen renter and lease protections). 19
While new state laws have limited the amount a landlord can raise rents annually for
certain types of properties, these increases can still reach about 10 percent per year. 20
Renters are not in control of decision-making about the property: the property owner is
the one who decides whether to upgrade the property, redevelop it, or make other
changes that would affect the rent and the tenants. Property owners must give notice to
tenants before requiring them to leave and often must provide a relocation assistance
payment, but renters cannot prevent those changes from happening.
Renters may have legitimate concerns about their ability to locate and secure new
housing that they can afford and that meets their households’ needs—especially within
the 30 to 90 days they may have to move. If a tenant can’t find a comparable unit, they
may be forced to pay more than they can afford (leaving limited budget for food and
other necessities) or accept a unit that doesn’t meet their needs as well. In some cases—
particularly if a resident has disabilities—this can be a significant challenge.
Because renters typically have lower incomes than homeowners, the financial impact of
a rent increase can be more challenging for households to absorb.
For these reasons (and many others), governments and mission-oriented community
organizations focus anti-displacement efforts on renters, particularly low-income renters.

Residents of manufactured home parks, who own their unit but rent the land, are more similar to renters than
homeowners in terms of vulnerability to displacement.
18

Senate Bill 608, enacted in 2019, prohibits landlords from terminating a lease for “no cause” after one year of
tenancy, extends the written notice for lease termination in other circumstances to ninety days, and makes several
other changes to state laws strengthening renter protections.
19

Senate Bill 608 also caps rent increases for properties built more than fifteen years ago, to a maximum of 7 percent
per year plus Consumer Price Index.
20
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For HB 2001 implementation, the primary displacement risk is from the redevelopment of
existing single-family rental housing to build new middle housing. Single-family rental housing
that is older and relatively low value compared to the land area tends to have the highest risk of
redevelopment that could lead to displacement.

Approach
ECONorthwest identified relevant parcels in zones subject to HB2001. Only single-family
housing21 was included to avoid institutional and other non-residential uses (existing
multifamily is unlikely to redevelop with middle housing). Rental housing was identified based
on address data from the tax assessor; lots where the owner address and site address do not
match were flagged as likely rentals, except where the listed owner is a trust of some sort.
Properties with $0 of total property value (which are typically either unbuildable or vacant
platted lots that have not yet been assessed), land owned by homeowners' associations,
properties owned by public agencies, and properties owned by homebuilders (which are likely
vacant and have not yet sold) were excluded. Only lots that are 3,500 sq. ft. to 9,000 sq. ft. were
included, since this is the range that our analysis is applicable to and a common range of sizes
for developed lots. ECONorthwest’s work in other nearby jurisdictions suggests that larger lots
may be more likely to redevelop,22 but this would result in larger developments than those
analyzed here and would generate a greater number of new units relative to the units lost.
For the identified set of likely rental properties, ECONorthwest compared estimated property
value23 per square foot of land to the range of residual land value (maximum land budget) per
square foot of land for the prototypes to evaluate likelihood of redevelopment, using the
following criteria:
Less than $20 per sq. ft.: Likely redevelopable (many prototypes could afford to
redevelop the property)
$20-30 per sq. ft.: Possibly redevelopable (several prototypes could afford to redevelop
the property)
$30-40 per sq. ft.: Rarely redevelopable (few prototypes could afford to redevelop the
property)

For this analysis, single-family housing was identified based on the tax assessor’s property type codes (101:
Residential land, improved). This code can sometimes be used for duplexes but excludes multifamily and
condominium property.
21

See, for example, ECONorthwest’s “House Bill 2001 Implementation Economic Analysis and Market Research:
Findings and Recommendations”, prepared for Washington County, June 1, 2021.
22

Because recent sales prices are not available for most properties, and ECONorthwest has observed that the
assessor’s real market value (RMV) tends to be lower than sale price, the RMV (total for land and improvements) is
adjusted to estimate the actual property value (projected sale price). The adjustment factor is based on the observed
average difference between RMV and sales price—across a sample of recent sales transactions for detached homes in
Beaverton (excluding new construction), the sale price was roughly 30% higher than the RMV on average.
23
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$40-50 per sq. ft.: Unlikely redevelopable (only redevelopable with the highest RLV
prototype in the highest rent/price market areas)
$50 per sq. ft. and up: Highly unlikely redevelopable (none of the prototypes tested
could afford to redevelop the property)

Results
There are very few of the likely single-family rental properties that fall into categories where
redevelopment is likely, or even in the range from unlikely to possibly redevelopable. (This is
consistent with the previous finding that there have been very few homes sold in Beaverton in
the past year on lots under 9,000 sq. ft. for less than $40 per sq. ft. of land, and these have mostly
been lots over 7,000 sq. ft. with homes valued around $300,000.) These few properties are in
Central Beaverton and inner Southwest Beaverton. The estimated number of properties in each
category by market area is summarized in Exhibit 15. The approximate locations and spatial
distribution of properties identified as likely rentals and their redevelopment potential are
shown on Exhibit 16.
Exhibit 15: Estimated Number of Single-Family Rental Properties and Redevelopment Potential by
Market Area
Source: ECONorthwest
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Exhibit 16: Approximate Locations of Likely Single-Family Rental Properties by Redevelopment
Potential
Source: ECONorthwest
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Exhibit 7
Public Testimony
Community Development Department / Planning Division
12725 SW Millikan Way / PO Box 4755
Beaverton, OR 97076
General Information: 503-526-2222 V/TDD
www.BeavertonOregon.gov

MEMORANDUM
TO:

Planning Commission

FROM:

Rob Zoeller, Associate Planner

DATE:

Apr. 29, 2022

SUBJECT:

Housing Options Project – Public Testimony

On May 11, 2022, a public hearing will be held for the Planning Commission to review proposed
amendments to the Development Code, Zoning Map and Comprehensive Plan (including the Land
Use Map) to implement changes related to the Housing Options Project.
Given the large volume of material to review, staff is sharing the staff report early so that the
Planning Commission has additional time to review the proposed amendments.
Public testimony as of April 29, 2022 has been included in this staff report. Staff anticipates that
the Planning Division will receive additional testimony regarding the proposed amendments.
All additional written testimony will be organized in a supplemental memo and shared with the
Planning Commission prior to the public hearing.

page 1
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To: City of Beaverton Planning Commission

For May 11, BPC Meeting

To: Rob Zoeller (rzoeller@beavertonoregon.gov)
From: Bill and Wendy Kroger
Subject: HOUSING OPTIONS PROJECT
Reference: CPA2022-0004, TA2022-0002, ZMA2022-0004

Thank you for the opportunity to comment on the City’s plans to uproot established neighborhoods,
pack people so close together they hate each other, and destroy home gardens and back yards.
Beaverton has many underperforming areas that would benefit from being cleaned up to allow “middle
housing” for those who wish to live on top of each other. We already have flag lots and they’re not very
popular either. You appear to be using “variety” to hide “density.”
Providing options for ADUs over garages (which would not ooze out over more land) is a possibility, but
you’ve gone way past that. Adding extensive hard surface to an already over-taxed City is unacceptable.
You note that Development Code changes also would allow smaller setbacks, change minimum offstreet parking requirements, and modify regulations regarding residential development. None of these
is going in the right direction. If you insist on cramming people together without strengthening the code
to protect privacy and provide sufficient natural light and fresh air, allow for adequate off-street parking,
and mask noise and intrusive lighting systems, you will have exacerbated an unlivable slum.
For the last 19 years, we have lived in our home which abuts five lots. Three of those homes are
currently rented. Over the years, we’ve dealt with minor neighborhood issues. We have found that
short-term renters care very little about the noise they make, the marijuana smoke they spew in the
back yard, the garbage they don’t pick up, and the occasional all-night parties they throw.
Good neighborhoods are created over time and nurtured by people who care about where they live.
They take work. We want quiet space with room for nature and safe yards and streets. We take pride in
our gardens and greenspaces that we share with Nature’s creatures.
My questions are these:
How does your proposal enhance Beaverton’s Vision for the future?
How does your proposal enhance your recently released Climate Resilience Plan?
How does your proposal enhance neighborhood stability, safety and security?
Our conclusions are that with your proposal, currently stable, happy neighborhoods will be torn apart by
uncreative planners who don’t care and developers who will make a fast buck and leave.
Beaverton itself, along with her vision for the future, climate resilience and neighborhood safety will
greatly suffer if you go through with this short-sighted and uninventive solution looking for a problem.
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Rob Zoeller
From:
Sent:
To:
Subject:

Kathleen Elston <kgelston.elston@gmail.com>
Monday, April 25, 2022 4:29 PM
Rob Zoeller
[EXTERNAL] Housing Options Project

Categories:

1_HOP

You don't often get email from kgelston.elston@gmail.com. Learn why this is important

CAUTION: This email originated from outside the City of Beaverton. Exercise caution when opening attachments or
clicking links from unknown senders.
April 25,2022
Dear Mr. Zoeller,
Re: Case File Nos.: CPA 2022‐0004
TA 2022‐002
ZMA 2022‐004
After reviewing the proposed changes to land use in the City of Beaverton, I am encouraged that included in the
definition of livability are natural resources, parks, walking and bike paths. My concern: large tree preservation.
Any property proposed for development should be carefully monitored for how it will impact nearby streams, water
runoff and neighborhood temperatures. In particular, large trees should be considered of utmost importance in
maintaining the livability of our neighborhoods. In this time of fighting climate change, it has become even more
imperative that we embrace their role in reversing this crisis. Large trees have an accumulation of 50 to 100 or more
years in growth. Development projects that remove these large trees and counter their destruction by replanting
seedlings are dismissing not only the true value and contribution of large trees but promoting a mistaken notion about a
seedling's capacity to replace decades of growth. Large trees store carbon, cool the air to reduce urban heat, filter
pollutant gases, remove particulate matter, and reduce storm water runoff. [Source: iTrees, hphp] These eco‐services
affect our health, preventing acute respiratory symptoms resulting in millions of dollars of saving in pollution‐related
health care costs. [Source: HtHp PSU studies, Forest Bathing] Studies have shown that in places where trees have died
due to disease, the mortality rates for humans were higher due to cardiovascular and respiratory diseases. [Source:
Forest Bathing] Likewise, the deliberate removal of large trees will result in more human deaths. Studies of tree density
and health found that having 11 or more trees on a block lowered cardio‐metabolic diseases like high blood pressure,
diabetes and obesity. [Source: Forest Bathing, hphp]
The very soul of a neighborhood is reflected in the overstory of its trees. Large shade trees protect against the heat of an
afternoon summer sun, as much as 18 degrees F. when compared to neighborhoods surrounded by pavement and no
trees. [Source: iTrees, HtHp PSU studies] Houses shaded by large trees are significantly cooler on hot days when
compared to houses blasted by the sun‐‐‐all of which has an impact on air condition use. [Source: iTree: A large Douglas
Fir located southeast of a house yields 997.05 kWh electricity savings over 20 years.]
Large tree preservation should be included in the land use code as a necessity to combating climate change and a
requisite to maintaining the character and livability of our neighborhoods. Development projects should work around
them even if that means reducing the minimum housing currently being proposed. Our health and the health of life on
our planet depends on preserving our natural resources.
1
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A large Douglas Fir tree will store an estimated 6 tons of carbon over its lifetime [Source: iTrees]
Sources: Forest Bathing, book by Dr. Qing Li [2018]
Abundant Earth, book by Eileen Crist [2019]
A Life on Our Planet, book by David Attenborough [2020
Finding the Mother Tree, book by Suzanne Simard [2021]
Healthy Trees, Healthy People/ Pacific Northwest Research with PSU
www.treesandhealth.org
Healthy Parks, Healthy People www.hphp.central.com
iTrees www.treetools.org from USDA Forest Service
Science mag.org/content/365/6448/76
This commentary submitted by Kathleen Elston
6585 S.W. Canby Street
Portland, Oregon 97223
[This property is located in the City of Beaverton.]
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Beaverton Planning Commission:
Re: Housing Options Project Comprehensive Plan Amendment, Development Code Text Amendment,
and Zoning Map Amendment
We are adamantly against the proposed changes to zoning laid out under the Housing Options Project.
These changes will essentially change the character of our neighborhood and those of many
neighborhoods in Beaverton. We moved to Beaverton in 1981 because of the quality of life that we
expected. It was unincorporated Washington County at the time and a very lovely place to live. It still
is because our neighbors take great pride in maintaining their single family dwellings.
Our neighborhood is currently designated as R7; however, under the proposal outlined in the Housing
Options Project, our zoning would change to RMC. This zoning change will have a substantial
negative impact on the livability of our neighborhood. We already have seen the effects of
development in the area, which are not always good for the City and certainly not for the residents of
the West Slope neighborhood.
We and most people who move to Beaverton, do so to get away from high density housing and the
associated issues that come with it. This proposal will essentially change Beaverton and not for the
good of the citizens that live here.
As the world is finally coming to terms with climate change, Beaverton will be contributing
substantially to global warming by building large apartment complexes with no place for large life
sustaining and air cleaning Douglas firs and other evergreens. In fact, in the last year or two, Beaverton
and the surrounding area has lost a substantial number of large trees due to development and increased
density with no thought given to climate or livability implications for residents. Under this zoning
change Beaverton and Washington county are contributing to climate change. This proposal guarantees
more pavement and more heat captured within the City. Surely, we can all remember the 116 degree
heat we experienced during the summer of 2021. Our urban tree canopy is already diminished and this
proposal will only contribute to the very real threat of climate change.
We have attempted to get an answer from the Beaverton Planning Department on what these zoning
changes will mean when put into effect. For example, what consideration has been given to open
spaces, the preservation of large old trees, and will landscaping with evergreen trees be required if this
zoning is put into effect? I recognize the Department is busy, but the citizens deserve answers and I
maintain not in just one public meeting that one may or may not be able to attend.
It is understood that there is a housing problem in the area, it does not mean that we should use a broad
brush approach to address it. That is what is being done under this proposal. The housing issue does
not mean that we should pave over much of the area turning Beaverton into a densely crowded City.
Climate experts agree that urban deserts with high density and lack of trees is contributing to climate
change and creates an unhealthy living environment. This proposal facilitates an urban desert.
We respectfully request that the planning department re-assess this proposed zoning. Quality of life for
everyone including existing residents and climate change should weigh heavily on the zoning
decisions. Climate change is an existential threat much larger than our current housing issues.
Sincerely,
Teriesa M & J Richard McClelland 8385 SW Ernst RD, Beaverton 97225
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