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FROM:

Steve Regner, Senior Planner
Elena Sasin, Associate Planner

PROPOSAL:

South Cooper Mountain (SCM) Main Street

LOCATION:

18485 SW Scholls Ferry Road
Washington County’s Map: 2S106B Tax Lot: 500.

NEIGHBORHOOD:

Neighbors Southwest

ZONING:

Washington County Interim Zoning

SUMMARY:

The applicant, Wishcamper Development Partners, requests

approval for the construction of 84 affordable multifamily
housing units, 80 affordable independent multifamily senior
living units, and approximately 30,000 square feet of nonresidential uses within the South Cooper Mountain (SCM)
Community Plan area. The applicant is seeking a reduction
to required on-site parking through the submittal of a Major
Adjustment – Affordable Housing (ADJ2020-0002)
application. The applicant proposes a phased Planned Unit
Development which is a Conditional Use (CU2020-0002) in
the proposed Neighborhood Service (NS) zone. Additionally,
Residential uses within the proposed NS zone are subject to
Conditional Use review (CU2020-0003). The proposed
development is subject to Design Review, therefore the
applicant has submitted a Design Review Three (DR20200067) application. The applicant also requests to establish
three (3) lots on the site and therefore has submitted a
Preliminary Partition (LD2020-0007) application. The
applicant’s proposal also includes a request to be able to
share parking located on different lots within the subject site
for which the applicant has submitted a Parking
Determination (PD2020-0002) application. The applicant
also seeks approval to construct a five (5) foot curb-tight
sidewalk along a portion of a proposed street, for which a
Sidewalk Design Modification (SDM2020-0004) is required.

To apply City zoning to the subject site, which currently
retains an interim Washington County zone, the applicant
has also submitted a request for a Zoning Map Amendment
(ZMA2020-0005).
PROPERTY OWNER:

Ed Bartholemy
18485 SW Schools Ferry Road
Beaverton, OR 97007

APPLICANT:

Wishcamper Development Partners
Attn. Justin Metcalf
131 Higgins, Suite P-1
Missoula, MT 59082

APPLICANT’S
REPRESENTATIVE:

Otak, Inc.
Attn: Li Alligood
800 SW Third Avenue, Suite 800
Portland, OR 97204

RECOMMENDATION:

APPROVAL of SCM Main Street (ADJ2020-0002 / CU20200002 / CU2020-0003 / DR2020-0067 / LD2020-0007 /
PD2020-0002 / SDM2020-0004 / ZMA2020-0005), subject to
conditions identified Attachment J of this report.
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BACKGROUND FACTS

Key Application Dates

Application

Submittal Date

Deemed
Complete

120-Day

365-Day*

ADJ2020-0002

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

CU2020-0002

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

CU2020-0003

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

DR2020-0067

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

LD2020-0007

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

PD2020-0002

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

SDM2020-0004

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

ZMA2020-0005

May 13, 2020

September 2, 2020

December 31, 2020

September 2, 2021

*Pursuant to Section 50.25.8 of the Development Code this is the latest date, without a continuance, by which a final written
decision on the proposal can be made.

Existing Conditions Table
Zoning
Current
Development
Site Size &
Location
NAC
Surrounding
Uses

Washington County Interim Zoning (AF-20)
The site is currently developed with one detached dwelling.
±9.75 acres
Neighbors Southwest
Zoning:
North: Washington County Interim AF-20

Uses:
North: Agriculture

South: Washington County AF-20

South: Agriculture

East:

East: School

R1 Urban High Density (R2)

West: Washington County Interim AF-20
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West: Agriculture

ATTACHMENT A

FACILITIES REVIEW COMMITTEE
TECHNICAL REVIEW AND RECOMMENDATIONS
SCM Main Street
ADJ2020-0002 / CU2020-0002 / CU2020-0003 / DR2020-0067 / LD2020-0007 / PD2020-0002
/ SDM2020-0004 / ZMA2020-0005
Section 40.03 Facilities Review Committee:
The Facilities Review Committee has conducted a technical review of the application, in
accordance with the criteria contained in Section 40.03 of the Development Code. The
Committee’s findings and recommended conditions of approval are provided to the decisionmaking authority. As they will appear in the Staff Report, the Facilities Review Conditions may
be re-numbered and placed in different order.
The decision-making authority will determine whether the application, as presented, meets the
Facilities Review approval criteria for the subject application and may choose to adopt, not adopt,
or modify the Committee’s findings below.
The Facilities Review Committee Criteria for Approval will be reviewed for all criteria that
are applicable to the submitted applications as identified below:
• All twelve (12) criteria are applicable to the submitted Conditional Uses, Design
Review Three and Preliminary Partition, applications as proposed.
A.

All critical facilities and services related to the development have, or can be
improved to have, adequate capacity to serve the proposed development at the
time of its completion.
Chapter 90 of the Development Code defines “critical facilities” to be services that include
public water, public sanitary sewer, storm water drainage and retention, transportation,
and fire protection. The Committee finds that the proposal includes necessary on-site and
off-site connections and improvements to public water, public sanitary sewer and storm
water drainage facilities.
The applicant proposes a mixed-use development consisting of two (2) phases within the
South Cooper Mountain Community Plan (SCMCP) area. The proposal includes
construction of 84 affordable multifamily housing units, 80 affordable multifamily
independent senior living units, and approximately 30,000 square feet of non-residential
floor area and associated parking for the proposed uses. The proposal also includes a
public plaza and public park.
Public Water, Sanitary Sewer and Storm
The City of Beaverton is the public water service provider to the site. Water service is
provided to the site via a 24-inch water main located just north of the site. The applicant
states that water lines will be constructed within the proposed rights-of-way within the
development and is expected to connect to the 24-inch main line located in Mountainside
Way to the east and north. The applicant further states that the water mains will be
stubbed to the north and west to provide for future connection to adjacent development.
The non-potable waterline (purple pipe) will be extended as well to serve the site and
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shown to be stubbed to the west. The Committee finds that adequate water service can
be provided to the site to serve the proposed development.
Public sanitary sewer will be provided by the City of Beaverton and Clean Water Services
(CWS). The applicant explains that sanitary sewer service will be provided by the City of
Beaverton via the CWS pump station and force main in River Terrace and the applicant’s
plan show the proposed sanitary sewer to connect to an existing manhole in SW Scholls
Ferry Road. The Committee finds that adequate sanitary sewer service can be provide to
the site to serve the proposed development.
Proposed storm water drainage has been identified and described in the applicant’s
narrative and plans. A Preliminary Drainage Report is included with the materials as
Narrative Appendix B. The applicant’s plans include a storm water conveyance system
including vegetated swales (LIDA planters), underground detention basins, and flow
control manholes. The proposed system is private and will be maintained by the property
owner. Discharge from the proposed storm water facilities will be directed to the existing
drainage to the south. The system is designed to meet the SLOPES V criteria to comply
with City of Beaverton and CWS standards. Final design will be evaluated in the Site
Development phase of permitting. The Committee finds that adequate storm water
service can be provided to the site to serve the proposed development.
Transportation
The subject site is adjacent to SW Scholls Ferry Road to the south, an Arterial under the
operational and maintenance jurisdiction of Washington County, and SW Mountainside
Way, a Collector under the operational and maintenance jurisdiction of the City of
Beaverton. Access to the site is proposed from SW Mountainside Way, north of the SW
Scholls Ferry Road and SW Mountainside Way intersection. The applicant’s plans show
the widening of both SW Mountainside Way and SW Scholls Ferry Road to meet
applicable standards. Internal to the site, the applicant proposes a system of private Local
streets. The street identified on the applicant’s plans as “Main Street”, runs east-west,
dissecting the site approximately in half. Proposed “Street B” runs north-south through
Main Street and provides access to Lots 1, 2, and 3. Proposed “Street A”, also northsouth running, is located along the site’s western border. An emergency vehicle only
access point is provided via Street A at its intersection with SW Scholls Ferry Road.
Pedestrian connections are provided to and through the site. A bike lane is proposed
along SW Mountainside Way and a 14-foot wide multi-use path is proposed along SW
Scholls Ferry Road. The applicant’s materials include a Traffic Impact Analysis (TIA)
completed by Global Transportation Engineering. The TIA indicates that the proposed
development is anticipated to generate 2,144 net new daily total trips. The Committee
finds that the existing and proposed transportation system can accommodate the
proposed development.
Fire Protection
Fire protection will be provided to the site by Tualatin Valley Fire and Rescue
(TVF&R). TVF&R has reviewed the proposal and issued a Service Provider Permit
provided #2020-0042, with one condition of approval requiring the applicant to pay
applicable TVF&R fees prior to building permit issuance. The Committee recommend a
condition of approval requiring the applicant demonstrate compliance with TVF&R
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conditions prior to building permit issuance.
With the recommended conditions of approval, the Committee finds that the proposal will
provide the fire-related critical facilities necessary for the proposed development and that
those facilities will have adequate capacity to serve the development at the time of its
completion.
Therefore, the Committee finds that, by meeting the conditions of approval, the
proposal meets this criterion.

B.

Essential facilities and services are available, or can be made available, with
adequate capacity to serve the development prior to 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 years of occupancy.
Chapter 90 of the Development Code defines “essential facilities” to be services that
include schools, transit improvements, police protection, and pedestrian and bicycle
facilities in the public right-of-way.
Schools
The proposed development is within the Beaverton School District (BSD) boundaries and
will be served by Hazeldale Elementary School (20080 SW Farmington Road);
Conestoga Middle School (12250 SW Conestoga Drive), and Mountainside High School
(SW Scholls Ferry and SW 175th Avenue). The applicant’s materials include a School
Service Provider Statement from BSD which states that the District believes there will be
sufficient capacity to accommodate new students from the project.
Transit Improvements
The site is not currently serviced by transit, the nearest TriMet bus line is Route 92, the
South Beaverton Express, which stops at the intersection of SW Scholls Ferry Road/SW
Teal Boulevard/SW Horizon Boulevard (approximately 1.5 miles east of the project site).
However, the site is identified as the Main Street neighborhood in SCMCP. Policies for
the Main Street neighborhood state, “Future transit should be anticipated and
accommodated.” Therefore, the applicant has been working with TriMet to ensure a future
bus layover area can be accommodated when transit service is extended to the SCMCP
area. The applicant’s plans indicate a bus stop/layover area to be located on the south
side of Main Street. The applicant states that the transit stop furnishings will be
determined per TriMet policy by the level of ridership and frequency of service.
Pedestrian and Bicycle Facilities
The applicant’s plans show sufficient right-of-way dedication is proposed to accommodate
the required 5-lane arterial cross-section for SW Scholls Ferry Road and to complete the
required 3-lane Collector cross-section for Mountainside Way (including bike lanes and
sidewalks). South of the Main Street intersection, Mountainside Way is proposed to be 4
lanes. The applicant’s plans here show lane widths that fall below the required 12-feet,
therefore, the Committee recommend a condition of approval that the applicant obtain an
approved Design Exception Request to the Engineering Design Manual for the proposed
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11-foot travel lanes in Section D-D of SW Mountainside Way. The applicant states that a
2-lane Local street and Class 1 Pedestrian Route cross-section for Main Street has been
proposed.
The applicant’s plans also include two additional new Local streets; Street A and Street
B. All internal streets are designed to meet L1 standards. Street A runs north/south along
the site’s western boundary, shared by an adjacent property. The applicant’s plans show
a public access easement over the street that is more than half of the L1 standard street
cross-section. The southern third (approximately) of Street A is anticipated to be used
primarily for emergency vehicles and pedestrian connection to SW Scholls Ferry Road,
therefore, the paved width here is 20 feet. To the north, Street A is widened to 23 feet in
paved with. Sidewalks are provided along the entire length of Street A along the eastern
side of the street, consistent with EDM standards. Street B runs north/south
approximately halfway through the site, terminating at Main Street, where the street
becomes a parking lot drive aisle, designed with street features such as sidewalks, planter
strips and curbs. The applicant further states that the circulation network was planned in
accordance with the SCMCP, and all streets are designed in accordance with the City of
Beaverton’s Engineering Design Manual (EDM) except where exceptions/modifications
have been requested. Figure 11 of the SCMCP identifies a multiuse trail along SW Scholls
Road. The applicant’s plans show a 14-foot wide trail connection is accommodated along
its SW Scholls Ferry Road frontage, behind a 7-foot wide planter.
Police
The City of Beaverton Police will continue to serve the development site.
In summary of the above, the Committee finds that the proposed development will provide
the required essential facilities, as conditioned.
Therefore, the Committee finds that by meeting the conditions of approval, the
proposal meets the criterion.

C.

The proposal is consistent with all applicable provisions of Chapter 20 (Land Uses)
unless the applicable provisions are modified by means of one or more
applications which shall be already approved or which shall be considered
concurrently with the subject proposal.
Staff cites the Code Conformance Analysis chart below, which evaluates the project as it
relates the applicable Code requirements of Chapter 20 for the Neighborhood Service
(NS) zone as applicable to the above-mentioned criteria. As demonstrated on the chart,
the development proposal meets all applicable standards of the proposed zone.
Therefore, the Committee finds that the proposal meets the criterion.

D.

The proposed development is consistent with all applicable provisions of Chapter
60 (Special Regulations) and all improvements, dedications, or both, as required
by the applicable provisions of Chapter 60 (Special Regulations), are provided or
can be provided in rough proportion to the identified impact(s) of the proposal.
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Staff cites the Code Conformance Analysis chart below, which evaluates the proposal as
it relates the applicable Code requirements of Chapter 60 in response to the abovementioned criteria.
Off-Street Parking (Section 60.30)
Attached Dwellings have a minimum of 1.25 to 1.75 spaces per unit, depending on the
number of bedrooms. There are 80 one (1) bedroom units within Building 1 (independent
senior living) requiring 100 spaces (1.25 x 80 = 100 spaces). The applicant is requesting
a 12 percent reduction (from 100 spaces to 88 spaces) to the minimum parking
requirements for Building 1, which will provide independent affordable housing for
seniors, an option outlined in Section 60.30.10.11.D Reduction for Special Needs
Residential. Section 60.30.10.11.D states that an applicant may request a reduction in
the number of required off-street vehicle and bicycle spaces for elderly or handicapped
persons if such reduction is deemed appropriate after analysis. The applicant submitted
a parking analysis in the form of a memo, dated July 21, 2020, prepared by Global
Transportation Engineering. Data from the Institute of Transportation Engineers (ITE),
Parking General Manual, 4th Edition was used to generate the parking estimates for the
proposed development. The memo states that The ITE Generation Manual, 4th Editions,
draws from multiple similar sites for each land use and that the 85th percentile peak
parking demand for senior adult housing is 53 vehicles and therefore the 88 proposed
parking spaces is projected to be adequate to serve the development.
Buildings 2 and 3 each have the same number of units (42 units each) with the same
distribution of bedrooms per unit resulting in a total of 74 two-bedroom units (74 x 1.50 =
111 spaces) and 10 three-bedroom units (10 x 1.75 = 17.5 spaces). The required number
of parking spaces for Buildings 2 and 3 is 129. The applicant is proposing 120 spaces
and has submitted a Major Adjustment – Affordable Housing request to reduce the
number of parking spaces.
The applicant’s plans also show approximately 29,802 square feet of commercial/nonresidential floor area (approximately 4,055 square feet in the ground floor of Building 1 on
Lot 1 and the rest on Lot 3). The applicant states that the final users of the commercial
uses and buildings on the site are not yet known, so the classification of Retail, including
shopping centers has been applied. At a rate of 3.3 spaces per 1,000 square feet of floor
area, the proposed commercial spaces require 98 vehicle parking spaces to
accommodate the non-residential uses on both Lots 3 and Lot 1, the applicant has
proposed 98 spaces. The applicant has also submitted a Parking Determination – Shared
Parking application to request that the 98 proposed spaces can be shared between lots
1 and 3. Specifically, the required off-street parking for the non-residential uses on Lot 1
is proposed to be accommodated on Lot 3, which is off-site.
For multi-dwelling structures, short-term bicycle parking is required at a rate of 1 space
per 20 dwelling units and 1 long-term space is required per unit. Building one has 80 units,
therefore 4 short-term spaces are required. With a total of 80 residential units, a minimum
of 80 long-term spaces are required. The applicant’s plans show a bike storage area on
the first floor of Building 1 which contain 91 long-term spaces, exceeding the 80 spaces
required for the residential units in the building. The applicant’s plans show short-term
bicycle parking is proposed along the southern elevation of Building 1 and along the
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northern elevation for a total of 4 short-term spaces. The applicant’s plans also show two
short-term bicycle parking spaces near the commercial storefront in Building 1, as
required for the commercial use. Retail, including shopping centers, require a minimum
of 2 long-term bicycle parking spaces. The applicant’s plans do not show where the
required 2 long-term spaces are proposed within Building 1 for the commercial space.
Therefore, the Committee recommends a condition of approval requiring the applicant to
submit plans showing the required 2 long-term bicycle parking spaces for the commercial
space, prior to Building Permit issuance.
Buildings 2 and 3 contain 42 residential units each, therefore 2 short-term bicycle parking
spaces are required for each building. The applicant’s plans show the required short-term
spaces are provided along Building 2’s southern elevation and Building 3’s northern
elevation. Buildings 2 and 3 each also include an interior bicycle storage area, containing
54 long-term stalls, exceeding the 42 required per building. The applicant’s plans,
however, do not show the dimensions of the bicycle parking stalls, therefore the
Committee recommend a condition of approval, that the applicant submit drawings
demonstrating compliance with Engineering Design Manual Section 340. For the
commercial buildings located on Lot 3, a total of 6 short-term and 6-long-term spaces are
required. The applicant’s plans show short-term bicycle parking is located near the
entrance of each building on Lot 3 and long-term bicycle parking is in a secured area
within the underground parking lot.
Transportation Facilities (Section 60.55)
In review of Section 60.55, the Committee incorporates the findings prepared in response
to criterion A, B and D above and F and G below. The subject site is adjacent to an
existing Arterial street, SW Scholls Ferry Road, within Washington County’s jurisdiction.
Access spacing and right-of-way widths have been reviewed by Washington county staff
who have provided conditions of approval. The Committee recommends Washington
County’s conditions of approval be incorporated into the conditions of approval herein.
The applicant submitted a TIA prepared by Global Transportation Engineering, dated May
11, 2020. The TIA estimates the proposed development will generate approximately
2,144 new trips and includes mitigation recommendations. The recommendations include
adding an eastbound left-turn lane at the intersection of SW Mountainside Way at SW
Scholls Ferry Road and an additional eastbound and westbound through lane. The
Committee recommends a condition of approval that the applicant submit plans
demonstrating compliance with the mitigation requirements outlined in the TIA dated May
11, 2020, prior to Site Development permit issuance.
The streets provide for safe and efficient circulation and access for motor vehicles,
bicycles, and pedestrians. The applicant’s plans show sidewalks are provided along all
streets with connections to the site proposed where possible.
Therefore, the applicant, by meeting the conditions of approval associated with this
application will meet the City’s requirements for transportation facilities.
Therefore, the Committee finds that by meeting the conditions of approval, the
proposal meets the criterion.
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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 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 maintenance by the City or other public agency.
The applicant states Wishcamper Development Partners will retain ownership of Lots 1
and 2 and will be responsible for maintenance of the sites and private streets and that Lot
3 will be developed by another entity, which will be responsible for maintaining those
improvements.
Staff finds that the proposal as designed would allow for adequate maintenance of the
proposed common facilities.
Therefore, the Committee finds that the proposal meets the criterion.

F.

There are safe and efficient vehicular and pedestrian circulation patterns within the
boundaries of the development.
The applicant’s plans show a small network of private Local streets within the boundaries
of the proposed development. With the exception of Street A, which is located along the
westernmost property line, fronting the adjacent property, all internal streets include
sidewalks on both sides of the street. Local street standards do not include bicycle lanes;
therefore, they are not proposed on any of the internal streets, however, sidewalks are
designed to meet applicable Design Review Standards or EDM standards where
proposed.
Main Street has been designed with 10-foot wide curb-tight sidewalks on both sides as
required by Design Review standard 60.05.20.7, except where the sidewalk is reduced in
width to 5 feet adjacent to the open space/park for which the applicant has submitted a
Sidewalk Design Modification application.
Street B, north of Main Street, shows a typical L1 cross-section with street parking, 6.5foot wide planters and 5-foot wide sidewalks. South of Main Street, the applicant’s plans
show the Street B turns into a drive aisle with 6-foot wide sidewalks and 11-foot wide
planters. The applicant has addressed the applicable Design Review Guideline for the
proposed design and is reviewed in Attachment E herein.
Street A runs north/south along the site’s western boundary. The applicant’s plans show
a 6-foot wide sidewalk behind a 6.5-foot planter strip, exceeding EDM sidewalk
requirements, on the east side of Street A. Although all internal sidewalks (except that
portion on Main Street located along the open space/park area subject to the SDM) meet
or exceed EDM standards, the subject site is located in a Commercial zone and therefore
the Design Review Standard 60.05.20.7 is applicable to all internal sidewalks, requiring
they have a minimum width of 10-feet and an unobstructed path of 5-feet. For Streets A
and B that do not include a 10-foot wide curb-tight sidewalk, the applicant has addressed
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the corresponding Design Review Guideline and located within the Design Review
section of the Staff Report. Additional findings in response to onsite pedestrian circulation
are provided in response to Criteria D and G herein.
The applicant’s plans show the proposed sidewalks connect to walkways leading to
primary destinations such as building entrances, parking areas and open spaces in a safe
and efficient manner.
In summary of the above, the Committee finds that the proposed development will provide
vehicular and pedestrian circulation systems within the proposed development that are
safe and efficient.
Therefore, the Committee finds that the proposal meets the criterion.

G.

The development’s on-site vehicular and pedestrian circulation systems connect
to the surrounding circulation systems in a safe, efficient, and direct manner.
The applicant’s plans show the following connections to the surrounding circulation
systems:
● Connections to SW Scholls Ferry Road: The sidewalk along Street A and the
walkways near building 6 and 7 provide direct access to the multi-use trail located
along SW Scholls Ferry Road.
● Connections to Mountainside Way: On-site pedestrian and vehicular systems
connect to Mountainside Way at the Main Street intersection. Pedestrian
connections to Mountainside Way are also proposed directly east of Building 1 and
north of Street B.
With the provision of these connections as shown on the applicant’s plans, the
connections to the public street and sidewalk system can connect in a safe, efficient, and
direct manor to the surrounding circulation system.
Therefore, the Committee finds that the proposal meets the criterion.

H.

Structures and public facilities serving the development site are designed in
accordance with adopted City codes and standards and provide adequate fire
protection, including, but not limited to, fire flow.
Fire protection will be provided to the site by Tualatin Valley Fire and Rescue
(TVF&R). TVF&R has reviewed the proposal and issued a Service Provider Permit
#2020-0042, with one condition of approval requiring the applicant to pay applicable
TVF&R fees prior to building permit issuance. The Facilities Review Committee
recommend a condition of approval requiring that the applicant demonstrate compliance
with TVF&R conditions of approval prior to building permit issuance. Specific details
regarding fire flow and hydrant placement will be reviewed for flow calculations and
hydrant locations during site development and building permit stages.
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All building permits will be issued by the City of Beaverton Building Division of the
Community Development Department and must comply with State of Oregon Building
Code(s) and codes published by the International Code Council, as applicable.
The Committee concludes that, subject to meeting the conditions of approval, the site can
be designed in accordance with City codes and standards and provide adequate fire
protection.
Therefore, the Committee finds that by meeting the conditions of approval, the
proposal meets the criterion.

I.

Structures and public facilities serving the development site are designed in
accordance with adopted City codes and standards and provide adequate
protection from hazardous conditions due to inadequate, substandard or illdesigned development.
The applicant states that all streets and public facilities are designed in accordance with
adopted City codes and standards except where design modifications or exceptions have
been requested and that the development includes streetlights, which will provide
adequate protection from crime or vehicular accidents.
All proposed sidewalks and walkways will be adequately lit to meet the minimum
applicable Design Standards as a Condition of Approval.
The Committee finds that review of the construction documents at the building and site
development permit stages will ensure protection from hazardous conditions due to
inadequate, substandard or ill-designed development.
Therefore, the Committee finds that by meeting the conditions of approval, the
proposal meets the criterion.

J.

Grading and contouring of the development site is designed to accommodate the
proposed use and to mitigate adverse effect(s) on neighboring properties, public
right-of-way, surface drainage, water storage facilities, and the public storm
drainage system.
Site grading is subject to the standards of Section 60.15.10 of the Development Code.
Compliance with 60.15.10 is detailed in the responses to that section, below. Grading for
new streets must meet the applicable standards of Chapter II Streets, Chapter VII Bicycle
and Pedestrian Facilities, and Chapter VII Standard Drawings of the Engineering Design
Manual (EDM).
All new streets are required to meet the applicable standards of Section 210 of the EDM.
Compliance with these standards will be reviewed with the Site Development Permits for
the development; however, the Committee believes that grading can be feasibly
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accommodated in compliance with the EDM to show compliance with Site Development
erosion control measures at the time of Site Development permit issuance.
Therefore, the Committee finds that by meeting the conditions of approval, the
proposal meets the criterion.

K.

Access and facilities for physically handicapped people are incorporated into the
development site and building design, with particular attention to providing
continuous, uninterrupted access routes.
The applicant will be required to meet all applicable accessibility standards of the
International Building Code, Fire Code and other standards as required by the American
Disabilities Act (ADA). Compliance with ADA requirements are reviewed at the time of
Building Permit application. The applicant has indicated that the street network and
facilities are designed in accordance with the EDM to provide accessibility as required.
Any required on-site pedestrian routes will meet the standards of the American with
Disabilities Act (ADA). ADA ramps will be provided within the development to facilitate
accessible travel.
Conformance with the technical design standards for Code accessibility requirements are
to be shown on the approved construction plans associated with Site Development and
Building Permit approvals. Staff finds that review of the proposed plans at Site
Development and Building Permit stages are sufficient to guarantee compliance with
accessibility standards.
Therefore, the Committee finds that by meeting the conditions of approval, the site will be
in conformance with ADA requirements.
Therefore, the Committee finds that the proposal meets the criterion for approval.

L.

The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.
The applicant submitted the application on May 13, 2020 and was deemed complete on
September 2, 2020. In review of the materials during the application review, the
Committee finds that all applicable application submittal requirements, identified in
Section 50.25.1 are contained within this proposal.
Therefore, the Committee finds the proposal meets the criterion.
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Code Conformance Analysis
Chapter 20 Use and Site Development Requirements for the Neighborhood
Service (NS) Zoning District
CODE STANDARD

CODE REQUIREMENT

PROJECT PROPOSAL

Development Code Section 20.10.20 (Uses)
The applicant has submitted a CU
Attached
Conditional Use 1
application for the proposed use of 164
attached dwellings.
Dwellings
The applicant has submitted a CU
PUD
Conditional Use
application for the proposed Planned Unit
Development.
Eating and Drinking
The applicant states that the proposed
Permitted
Establishments
development includes attached residential
dwellings and commercial uses.
Office
Permitted
The commercial uses have not yet been
Retail Trade
Permitted 2
identified but are expected to include a
Service
combination of eating and drinking
Business/Professional Permitted
establishments, office, retail trade, and
Service
service business/professional services.
Public Park
Permitted
Tract A is proposed to be a park.
Development Code Section 20.10.25 (Use Restrictions)
Detached or Attached
Of the 121,212-ground
Dwellings; only 50%
The applicant proposes 55,683 square feet
floor area developed,
of the contiguous area
60,606 square feet may (approximately 45.9%) of residential
within any NS zone
ground floor area.
be developed
may be developed
residentially.
residentially.
The applicant states that a portion of the
No freestanding office
buildings is anticipated to be used for
structure or group of
Restriction on square
office, but a limitation of 15,000 sq. ft.
office structures shall
footage of office
will be applied. Staff notes that land uses
exceed a combined
structures.
will be reviewed with Building permits and
total of 15,000
compliance with this use restriction will be
square feet.
reviewed at that stage.
Development Code Section 20.25.05 (Density Calculations)

MEETS
CODE?

See CU
Findings
See CU
Findings

YES

YES

YES

YES

Min: 107 units
Residential Density

The applicant proposes 164 units.

YES

Max: 212
Development Code Section 20.05.15 (Site Development Standards)
Minimum Lot Area
Lot 1 contains both residential and non(Non-Residential)
residential uses. Lot 1 is proposed to be
102,366 square feet.
7,000 square feet
Lot 3 contains only non-residential space
and is proposed to be approximately

YES

1 Detached or Attached Dwellings; only 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.
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67,082 square feet.

Minimum Lot Area
(Attached Residential)
1,000
square
feet/unit

Minimum Yard
Setbacks

Lot 1:1,000 x
80 units =
80,000 sq.ft.
lot min
Lot 2: 1,000
x 84 units =
84,000 sq.ft.
lot min

Front and Side Yards:
Subject to DR Standard
or Guideline

YES

Proposed Lot 2 is approximately 175,546
square feet.

YES

Front yard and side yard setbacks for
parcels in excess of 60,000 gross square
feet shall be governed by the Design
Review Design Standard specified in
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. All three lots
exceed 60,000 gross square feet.
Lots 1 and 3 are “through lots” with
frontages on more than one street. In the
case of a through lot, each street has a
front lot line.
The applicant has requested a height
increase through the PUD application. And
is addressing the applicable Design
Review Guideline for Building 4. The
applicant’s plans show the following
heights are proposed:

Rear: 20 feet

Maximum Building
Height

Proposed Lot 1 is approximately 102,366
square feet.

NS – 35 feet
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Building 1: 44’-8”
Building 2: 46’- 9”
Building 3: 45’- 4”
Building 4: 20’- 3”
Building 5/6: 31’ - 11”
Building 7: 25’ - 7”
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See DR
Findings

YES

See DR
and CU
Findings

Chapter 60 Special Requirements
CODE
STANDARD

CODE REQUIREMENT

PROJECT PROPOSAL

MEETS
CODE?

Design Review Principles,
Standards, and Guidelines

Development Code Section 60.05
Design Review Standards and
Requirements for new
Guidelines will be reviewed in See DR
development and redevelopment. the Design Review portion of Findings
the staff report.
Development Code Section 60.10

Floodplain Regulations

Requirements for properties
The site is not located within a
located in floodplain, floodway, or
Floodplain.
floodway fringe.

Development Code Section 60.12
Habitat Friendly and Low Impact Optional program offering various No Habitat Friendly or Low
Development Practices
credits available for use of specific Impact Development credits
requested.
Habitat Friendly or Low Impact
Development techniques.
Number and type of required
loading spaces

Off-street motor
vehicle parking
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Off-Street Loading Requirements 60.25
Two Type B loading berths are
The applicant’s plans show
required.
two Type B loading berths are
proposed in the plaza of Lot 3.
Development Code Section 60.30
The applicant is proposing 88
parking stalls on Lot 1. The
applicant has requested
approval of a reduced parking
rate for the proposed senior
multi-family building under the
Min: 113
provisions of 60.30.10.11.D
(100 Residential + 13
Reduction for Special Needs
Commercial)
Residential. The applicant
Lot 1
states the required
Max: 169
commercial spaces from the
(44 Residential + 25
proposed commercial use on
Commercial)
Lot 1 are to be accommodated
on Lot 3. The applicant has
submitted a Parking
Determination application for
the request to located parking
off-site.
The applicant proposes 120
spaces for Lot 2. The
applicant has submitted a
Min: 129
Lot 2
Major Adjustment – Affordable
Max: 148
Housing application to request
reduced parking.
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N/A

N/A

YES

YES/
Subject
to PD
Approval

Subject
to ADJ
Approval

Lot 3

Required Bicycle Parking

Lot 1

Min: 85
Max: 160
Residential
Short-term: 4
Long-term:80

The applicant is proposing 98
parking stalls on Lot 3 to
accommodate the commercial
uses located on both Lot 1
and Lot 3.
Residential
Short-term: 4
Long-term: 91

YES

Commercial
Short-term: 2
Long-term: 2

Commercial
Short-term: 2
Long-term: None (Staff
recommend a condition of
YES,
approval requiring the
W/COA
applicant to demonstrate
compliance with long-term
bicycle parking requirements.)
Lot 2
Short-term: 4
Short-term: 4
Long-term: 84
Long-term: 108
Lot 3
Short-term: 6
Short-term: 10
Long-term: 6
Long-term: 12
Development Code Section 60.55
Transportation Facilities

Regulations pertaining to the
construction or reconstruction of
transportation facilities.

Refer to Facilities Review
Committee findings herein.

YES w/
COA

Development Code Section 60.60
No Tree Plan application
Regulations pertaining to the
Trees & Vegetation
submitted for the subject
N/A
removal and preservation of trees.
proposal.
Development Code Section 60.65
The applicant indicates all
utilities will be placed
All existing overhead utilities and
underground. To ensure the
any new utility service lines within
proposal meets requirements
the project and along any existing
YES w/
of this code section, the
Utility Undergrounding
frontage, except high voltage lines
COA
Committee recommends a
(>57kV) must be placed
condition requiring
underground.
undergrounding completion
prior to occupancy.
Development Code Section 60.67 Significant Natural Resources
There are no natural
resources on site. A previously
mapped 0.31-acre wetland
adjacent to Mountainside Way
was removed with
Regulations pertaining to
Significant Natural Resources
N/A
construction of the street. The
Significant Natural Resources
applicant submitted a letter
from the Department of State
Lands, dated January 12,
2017, that agreed with the
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then applicant’s assessment
of the site that no wetlands or
waterways were identified
within the study area.

RECOMMENDATION AND CONDITIONS OF APPROVAL
BY THE FACILITIES REVIEW COMMITTEE:
Recommendation
The Facilities Review Committee finds that the proposal complies or can be made to comply by
satisfying applicable conditions of approval, with all the technical criteria. The Committee
recommends that the decision-making authority in APPROVE the proposal SCM Main Street,
subject to conditions of approval identified in Attachment J.
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ATTACHMENT B

ADJ2020-0002
ANALYSIS AND FINDINGS FOR
MAJOR ADJUSTMENT – AFFORDABLE HOUSING
Section 40.10.05 Adjustment Applications; 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.
Section 40.20.15.4.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.
The proposal meets the Beaverton Development Code’s definition of “Regulated
Affordable Housing” and is therefore eligible for the Major Adjustment – Affordable
Housing application. The applicant has provided a copy of a letter from Oregon Housing
and Community Services, dated June 24, 2020, stating their support for the allocation of
funds. Additionally, City staff received a copy of a Concept Endorsement letter from
Metro’s Affordable Housing Bond Program (Exhibit 4.3) signed on July 9, 2020. The
applicant for parking on proposed Lot 2 (includes residential Buildings 2 and 3) from 129
spaces to 120 spaces, a reduction of 7 percent.
The following threshold is met:
3. For eligible regulated affordable housing developments, any change from the
numerical requirements contained in Section 60.30. (Off-Street Parking).
Therefore, staff finds that the criterion is met.

2.

The application complies with all applicable submittal requirements as specified
in Section 50.25.1. and includes all applicable City application fees.
The applicant has provided all applicable submittal requirements as specified in Section
50.25.1 (Application Completeness). There are no fees for Major Adjustment –
Affordable Housing applications.
Therefore, staff finds that the criterion is met.

3.

Granting the adjustment as part of the overall proposal will not obstruct
pedestrian or vehicular movement.
The applicant states that the requested off-street parking reduction will decrease the
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amount of surface parking on the site and will not result in physical obstructions to
pedestrian or vehicular movement. The applicant’s plans show that the adjustment to
the parking ratio will not obstruct pedestrian or vehicular movement. The subject site is
shown to be accessible to pedestrians, bicyclists and vehicles. Sidewalks are proposed
along SW Scholls Ferry Road to the south (a 14-foot wide multi-use trail), to the east
along SW Mountainside Way and throughout the site. Vehicular access to the site is
limited to the intersection of Main Street and Mountainside Way. Access to parking lots
provided Streets A and B which intersect Main Street. Staff find the reduction in parking
will not obstruct pedestrian or vehicular movement.
Therefore, staff finds the criterion is met.

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.
Only one Adjustment is being requested. The applicant had initially submitted two
Adjustment applications; therefore, the applicant’s land use narrative reflects the initial
submittal, but the applicant has requested to withdraw the Minor Adjustment – Affordable
Housing application in an email received by staff on October 9, 2020, as the application
is no longer necessary.
Therefore, staff finds the criterion is not applicable.

5.

The proposal incorporates building, structure, or site design features or some
combination thereof that compensate for the requested adjustment.
The applicant states that the requested adjustment to off-street parking minimums will
allow for a larger common open space area adjacent to Scholls Ferry Road, which
contains a splash pad and other amenities for use by residents and visitors. The
applicant further explains that the proposal incorporates building design features,
including articulated facades and generous ground floor windows, to provide visual
interest along Main Street and that the site design integrates the Building 3 site with the
commercial development in the southwest corner of the site. Staff concours that the
reduction in parking is compensated by additional open space. The applicant’s plans
also show that that Buildings 2 and 3 provide 24 extra long-term bike parking spaces
than required, enabling alternative transportation options. Furthermore, a transit
stop/layover space is intended to be located on the subject site which will provide an
additional transportation option.
Therefore, staff finds the criterion is met.

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.
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Staff cites the Code Conformance Analysis chart in the Facilities Review section of this
report for the proposed NS zoning district, as applicable to the above-mentioned criteria.
As demonstrated on the chart, the proposal meets the applicable Site Development
standards, except for the standard maximum height, for which the applicant has
requested an increase though the Conditional Use – PUD (CU2020-0002) application,
concurrently submitted.
Staff recommend a condition of approval that the Conditional Use – PUD (CU2020-0002)
application be approved to ensure compliance with approval criterion 40.20.15.4.C.6 of
ADJ2020-0002.
Therefore, staff finds that by meeting the condition of approval, the criterion is met.

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.
Staff cites the Code Conformance Analysis chart at the end of Attachment A, herein,
which evaluates the project as it relates the applicable Code requirements of Chapter 60
for the Neighborhood Service (NS) zoning district, Attachment C for requirements related
to Conditional Use – PUD (CU2020-0002), Attachment E for applicable Design Review
Three (DR2020-0067) requirements, Attachment F for applicable Land Division (LD20200007) requirements, as applicable to the above mentioned criteria. Based on the findings
included therein, staff finds that the proposal is consistent, or can be made consistent
through conditions of approval, with all applicable provisions of Chapter 60. Therefore,
staff recommend a condition of approval that the above-mentioned applications (CU20200002, DR2020-0067 and LD2020-0007) are approved to ensure that compliance with
applicable provisions of Chapter 60 are met or can be met through conditions of approval.
Therefore, staff finds that by meeting the conditions of approval, criterion is met.

8.

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.
The applicant’s traffic engineer, Global Transportation Engineering, has provided a
parking study dated July 21, 2020, to demonstrate that the actual parking needs of Lot 2
can be accommodated onsite. The study states that that because count data currently
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cannot be obtained due to atypical traffic and parking patterns caused by the COVID-19
pandemic, previous studies and the ITE Parking Generation Manual were examined to
determine parking demand for affordable housing facilities. The study explains that the
ITE Parking Generation Manual, 4th Edition, draws from multiple similar sites for each
land use in development of its rates. The request to reduce the parking spaces from 129
to 120 results in a parking ratio of 1.43 spaces per unit. The study shows that parking
rates in the ITE Parking Generation Manual, 4th Edition for low/mid-rise apartments is
1.23 for the 50th percentile [meaning 50 percent of the surveyed sites will have peak
parking at or below this rate] and 1.94 for the 85th percentile [meaning 85 percent of the
surveyed sites will have peak parking at or below this rate]. The applicant’s proposed
rate falls in between the 50th and 85th percentile.
The study also relied on previously collected dated for the affordable housing
development, Cedar Grove Apartments (currently under construction at the
southeastern corner of NW Murray and NW Cornell). The data collected for that
development was based on comparable sites and parking ratios ranged from 0.57 to
0.77 per unit. Staff finds that the applicant’s proposed parking rate is higher than half of
the sites surveyed in the ITE Parking General Manual, 4th Edition, and higher than other
affordable housing developments in Beaverton. Additionally, staff notes that the
applicant has proposed more than the required number of long-term bike parking
spaces, the site is located across the street from Mountainside High School, a multi-use
trail along Scholls Ferry Road will connect the site to the broader neighborhood and a
transit stop/layover is planned on the subject site.
Therefore, staff finds the criterion is met.

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.
The applicant states that the proposed development includes roads and other improved
public and private rights-of-way; structures; recreation facilities; landscaping; screening
and fencing; ground cover; and garbage and recycling storage areas and other facilities.
The private improvements on Lots 2 and 3 will be maintained by the applicant. It is
anticipated that the Mountainside Way and Scholls Ferry Road rights-of-way will be
maintained by the City and the County, respectively.
Staff find’s that the applicant will be able to provide continued maintenance and
necessary replacement of facilities.
Therefore, staff finds the criterion is met.

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
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minimum land area standards.
The proposal does not include lot area averaging as specified in Section 20.05.15.D nor
does the proposal include a request to adjust the minimum land area standards.
Therefore, staff finds the criterion is not applicable.
Recommendation
Based on the facts and findings presented, staff recommend APPROVAL of ADJ2020-0002
SCM Main Street subject to the applicable conditions identified in Attachment J.
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ATTACHMENT C

CU2020-0002
ANALYSIS AND FINDINGS FOR
CONDITIONAL USE – PLANNED UNIT DEVELOPMENT APPROVAL
Section 40.03.1 Facilities Review Approval 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:
Facilities Review Approval Criteria Section 40.03.1.A-L
Staff has reviewed the applicable Facilities Review criteria in Attachment A to this
report. Staff cites the findings presented in Attachment A in response to the
Facilities Review approval criteria. As identified in Attachment A, above, the
proposal does meets, or can meet with conditions, applicable criteria.
Therefore, the Committee finds that the proposal meets the criteria.

Section 40.15.05

Conditional Use Applications; 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… This Section is carried out by the approval
criteria listed herein.
Section 40.15.15.C. 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.
Threshold 1.a for a Conditional Use-Planned Unit Development states that
a Planned Unit Development is an application process which:
1. May be chosen by the applicant when one or more of the
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following thresholds apply:
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.
The subject site is 9.75 gross acres in size, greater than the 2 are minimum
and is proposed to be zoned Neighborhood Service, a Commercial zoning
designation, currently with this PUD review. Staff finds that the proposal
meets threshold 1.a for a Planned Unit Development (PUD).
Therefore, staff finds the proposal meets the above threshold and criterion
for approval.
2.

All City application fees related to the application under consideration by
the decision-making authority have been submitted.
The applicant paid the required fee associated with a Conditional Use Planned Unit Development application.

Therefore, staff finds the proposal meets the criterion for approval.

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 60.35.10.3.
The subject site is proposed to be zoned Neighborhood Service (NS) by an
associated Zoning Map Amendment (ZMA). Staff recommends a condition
of approval that the PUD approval is conditioned upon the approval of
granting of a zoning map amendment to the NS zoning district.
The subject site’s front property line is SW Scholls Ferry Road. The NS zone
has no minimum front yard setback, as the parcel is greater than 60,000
square feet a maximum setback is governed by the Design Review process
and will be addressed in the Design Review portion of the Staff Report.
The parent parcel’s rear lot line is the northern property line which abuts a
Washington County Interim zoning district, with the underlying county zoning
of AF-20. AF-20 is not a residential zoning district, therefore there is no rear
yard setback.
The remaining east and west lot lines are considered side lot lines. The
eastern side lot line abuts SW Mountainside Way, when a side yard abuts a
street there is no minimum side yard setback. The western lot line abuts
property in the Washington County Interim zoning district which requires a
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10-foot side yard setback. The applicant proposes a street along the western
property line and the buildings proposed are more than 10 feet from the
parent parcel lot line.
Therefore, staff finds that the proposal complies with the applicable NS
zoning district setbacks for the parent parcel. Since the proposed project is
a PUD, individual interior lots may have reduced setbacks as long as the
setbacks are in compliance with Section 60.35.10.3. A through D (PUDSetbacks) of the Development Code, which includes compliance with parent
parcel setbacks. Staff refer to the Code Conformance analysis portion of this
report, prepared in response to the Facilities Review approval criteria,
identified under Attachment A.
Therefore, staff finds that by meeting the conditions of approval the proposal
meets the criterion for approval.
4.

The proposal complies with the applicable policies of the Comprehensive
Plan.
The following policies of the Beaverton Comprehensive Plan have been
identified as being applicable to this Conditional Use – Planned Unit
Development proposal.
RELEVANT COMPREHENSIVE PLAN POLICIES
From Chapters 3, 4, 6 and 8

Chapter 3 (Land Use Element)
Goal 3.1.1 Encourage development and land use patterns that support a
variety of transportation options
Policy a. of 3.1.1 Emphasize pedestrian convenience and safety
in all developments and transportation facilities.
The applicant’s plans demonstrate compliance with all applicable
engineering standards of the City and County and Figure 10: Community
Plan Street Framework of the South Cooper Mountain Community Plan
(SCMCP), with the exception of a small segment of a 5-foot wide curb-tight
sidewalk along the southern half of Main Street for which the applicant is
requesting concurrent approval of a Sidewalk Design Modification
application for. In addition to providing convenient pedestrian connections
throughout the site, along streets and building elevations and to local open
spaces, the applicant’s plans show a required multi-use trail spanning the
width of the site along SW Scholls Ferry Road which will connect to
properties to the east and west of the subject site consistent with Figure 11:
Community Plan Bicycle & Pedestrian Framework of the SCMCP.
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Furthermore, the applicant plans show multiple connections to the multi-use
trail on SW Scholls Ferry Road and to sidewalks on SW Mountainside Way.
The applicant also states that pedestrian connection to the north have also
been proposed in anticipation of the future extension of SW Mountainside
Way. The applicant’s plan also shows a pedestrian crossing at the
intersection of Main Street and SW Mountainside Way which will provide a
safe pedestrian connection to the high school located just east of the subject
site. By complying with the above Community Plan requirements and
City/County engineering standards, the bicycle and pedestrian connectivity
within the site will operate safely and efficiently. Additional pedestrian
connections, as proposed by the applicant, will enhance the network,
providing further convenience within the development.
Policy b of 3.1.1 Encourage development and programs that
reduce the need for vehicle use and ownership.
The applicant states that the proposed development includes both vertical
and horizontal mixed-use and includes 84 units of multifamily residential
housing; 80 units of independent senior housing; 30,000 sq. ft. of commercial
uses; a plaza for programmed events such as markets; a public park; and
play areas. The applicant explains that this mix of uses will allow residents
of the development, students at the Mountainside High School next door,
and the nearby community to visit on foot or by bicycle, which will reduce the
need for vehicle use. The applicant has also concurrently requested
reductions to required parking for the senior multi-family building and
affordable housing component, a request that is supported by a parking
analysis. Consistent with the SCMCP goal for this site, the applicant has
anticipated transit on the site and has proposed a transit “stop/layover” on
the south side of Main Street. The applicant states that the future extension
of TriMet service to the area will provide another alternative method of
transportation. The applicant’s plans show that the proposal includes a
development that supports a variety of uses on the site within walking
distance that help reduce the need for vehicle use and ownership. The
applicant’s plans also show a 14-foot wide multi-use path along the southern
boundary of the site that reaches the boundaries of the parent parcel for
connection to adjacent properties. The proposal offers multiple options for
pedestrian and bicycle circulations within the development.

Policy c of 3.1.1 Ensure that new development is designed to provide
safe, comfortable and direct pedestrian and bicycle connections to
and through the development, including to reach nearby points of
interest.
The applicant states that the proposed development provides safe,
comfortable, and direct pedestrian and bicycle connections from Scholls
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Ferry Road to the south by way of the extension of the multiuse trail along
the southern boundary. Mountainside Way will also include bicycle lanes
which will connect with the existing bicycle lanes on Scholls Ferry Road and
will eventually extend to connect with Strobel Road to the west. Each
building on site is set close to the sidewalk and provides a direct pedestrian
connection to the public way.
The applicant is proposing bicycle and pedestrian connections consistent
with City and County standards, where applicable, throughout the
development. These connections provide safe and direct access to nearby
points of interest, such as the anticipated park in Tract A, splash pad and
playground on Lot 3 as well as the non-residential uses anticipated on Lot 3.
Policy d of 3.1.1 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.
The City anticipates the extension of TriMet service to the site and has
identified the Neighborhood Service (NS) zone as one of the zones that
supports high-density development near transit. The applicant is requesting
approval of a Zoning Map Amendment to apply the NS zone to the site.
The applicant states that the proposed development incorporates a mix of
uses, including high-density residential development, to support the
surrounding residential uses and provide alternatives to vehicle use.

Policy j of 3.1.1 Encourage use of structured, underground, and/or
tuck-under parking for commercial, office, and multifamily
development.
The applicant states the proposed development incorporates structured
parking to support the commercial uses on the site and to support
programmed events in the plaza.

Policy k of 3.1.1 Encourage shared parking agreements in all areas
with significant volumes of surface parking lots.
The applicant states the proposed development includes three surface
parking lots; a shared parking agreement has been requested through the
provisions of Chapter 40.55 to allow the non-residential uses on Lots 1 and
3 to share the parking provided on Lot 3.
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Policy l of 3.1.1 Accommodate automobile access and parking in an
efficient manner that does not detract from the desirability of other
modes.
The applicant states that great care has been taken to balance future transit
service with bicycle and pedestrian amenities to encourage the use of
alternative modes. A transit stop will be constructed in coordination with
TriMet once the final route is finalized. Parking is located to the rear of the
residential buildings; parking reductions have been requested to reflect the
unique residential makeup of the development. These efforts reduce the
impact of parking on the site.

Goal 3.4.1 Provide effective and inclusive planning and development review
services
Policy d of 3.4.1 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.
The subject site is currently zoned Washington County–Interim Zoning
(AF20). The SCMCP designates this site as Main Street, and one of the
zones identified to implement that designation is Neighborhood Services
(NS) (R1 and R2 are the other options). The applicant has submitted a
Zoning Map Amendment application to request that the NS zone be applied
to the site. See ZMA2020-0005.
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.
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.
The subject site currently retains an Interim Washington County zoning
designation (AF-20). The applicant is proposing to apply an existing City of
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Beaverton Commercial zone, Neighborhood Service (NS) consistent with
the Comprehensive Plan.

Policy e of 3.4.1 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.
The applicant states, the adopted 2017 Comprehensive Plan designation for
this site is Neighborhood Center, which is within the Commercial Centers
and Corridors area. The policies of the Commercial Centers and Corridors
designation are in Chapter 3.7, addressed below.

3.7 Commercial Centers and Corridors
Goal 3.7.1 Enhanced Commercial Centers and Corridors
Policy a of 3.7.1 Over time, new development and redevelopment
should improve accessibility and comfort for non-auto modes,
including:
i. Improving pedestrian and bicycle connections within and between
sites
ii. Enhancing or creating multi-modal connections wherever feasible
iii. Providing direct pedestrian connections to, and amenities near,
transit stops
iv. Providing a more visually engaging and appealing street frontage
through the addition of buildings adjacent to the street, enhanced
landscaping, more pedestrian scale signage, etc.
v. Providing safe and convenient paths for pedestrians within large
parking areas
The applicant states that the site is currently in agricultural and rural
residential use and that the proposed development will create pedestrian
and bicycle connections within the site and between the site and the
developed sites to the east and south. Once the multiuse trail along Scholls
Ferry Road has been completed, the trail network will connect from Tile Flat
Road to 185th Ave and beyond. The applicant further explains that the
development design anticipates the extension of TriMet bus service to the
site and the project team has coordinated with TriMet regarding the ideal
location and design of a stop and layover. The anticipated transit stop will be
located on Main Street and will provide pedestrian connections to the public
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park and the residences and commercial uses on the site. The proposed
buildings are adjacent to the street and provide a sense of enclosure for
pedestrians. The parking areas include protected pedestrian walkways.

Policy b of 3.7.1 Emphasize commercial and employment uses, and
limit ground floor residential uses to preserve land to meet the city’s
employment needs.
The applicant states that he NS zone limits the amount of residential
development to 50 percent of the contiguous land area to address this policy
and explains that the multifamily buildings west of Street B (Buildings 2 and
3) include residential uses on the ground floor, while the ground floors of
buildings east of Street B (Buildings 1, 4, 5, 6, and 7) are in largely
commercial use. The proposed development concept provides affordable
housing, which is much needed within the South Cooper Mountain area, as
well as commercial and employment uses.
Policy c of 3.7.1 Allow for housing as part of an integrated mixed-use
development, generally behind or above commercial uses, and
buffered from high-traffic roadways or uses incompatible with
residential use.
The applicant proposes a mix of uses on the subject site. Although ground
floor uses are proposed, they are oriented toward Main Street, a Local street
with a Major Pedestrian Route intended to facilitate a more pedestrian
oriented design compatible with residential use, rather than high-traffic
roadways.
The applicant also explains that the ground floor of the senior housing
building (Building 1) includes residential amenities such as meeting rooms
and leasable commercial space, which provides a buffer for upper-level units
and reflects the commercial uses proposed south of Main Street.

Goal 3.7.4 Neighborhood Center: Provide opportunities for small-scale
commercial
development that serves adjacent neighborhoods
The following policies apply to Neighborhood Centers, in addition to policies
under Goal 3.7.1. Policies:
Policy a of 3.7.4 Limit the scale and type of non-residential uses to
ensure compatibility with surrounding neighborhoods.
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The proposal includes a combination of residential and non-residential uses.
Although residential uses are a conditional use in the NS zone and are
limited to 50% of the contagious area, the applicant’s inclusion of residential
uses helps limit the scale of non-residential uses on the site. While specific
non-residential uses have not yet been identified, the applicant notes that
the NS zone applies lower height limitations than surrounding residential
zones, and therefore limits the scale of non-residential uses. The applicant
further explains that the proposed non-residential development is modest in
scale and is intended to support, rather than overshadow, activities in the
plaza in the southeast corner of the site. The proposed uses are permitted
in the NS zone and include retail, and office. A possible day care use is
identified in the narrative and if eventually proposed would require future
separate Conditional Use approval.

Policy b of 3.7.4 Limit or prohibit auto-oriented commercial uses:
i. Allow limited new automotive services (e.g. gas stations, car wash,
and car repair) at a small scale where compatible with adjacent uses
and where the design of the site and building or structure promote a
quality pedestrian environment along the street.
ii.
Prohibit land-intensive vehicle sales and service uses, uses
requiring extensive outdoor storage, and large-scale automotive
services.
Major and Minor Automotive Services are subject to conditional use review.
The applicant has not submitted a request for automotive services to be
permitted on the subject site. Auto sales and rentals are prohibited in the NS
zone. The applicant states that none of these uses are proposed.
Policy c of 3.7.4 Use development standards and/or conditional use
review to address potential issues related to compatibility of
neighborhood commercial uses with adjacent housing, including
noise, access and parking.
Although specific non-residential uses are not proposed, the NS zone
permits a variety of commercial uses and some conditionally. The residential
portion of this development is permitted conditionally in the NS zone and is
reviewed for compatibility with adjacent existing and planned uses. Property
east of the subject site is developed with a high school, property to the north
and west is currently underdeveloped with residential and agricultural uses.
The property to the north and west has a land use designation of High
Density Residential and is anticipated to be developed in a manner
consistent with the intent of the applied land use designation. Furthermore,
the applicant’s proposal places the non-residential uses closer to the
southeast corner of the site, which is further from the anticipated residential
uses to the north and west. The proposed residential uses on the site will
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provide a transition between the planned non-residential buildings and
potential residential uses surrounding the site.

Policy d of 3.7.4 Allow the continuation of existing residential uses and new
residential uses that are part of a mixed-use development or support and
provide opportunities for future neighborhood commercial uses within the
Neighborhood Center.
The applicant states that the NS zone permits residential uses conditionally.
The proposed development is a mixed-use development that includes new
residential uses. These residential uses will support the proposed
neighborhood-serving commercial uses and contribute to a variety of
housing types in the South Cooper Mountain area.

Policy e of 3.7.4 Improve and enhance connections to adjacent
neighborhoods to make it easier and more enjoyable for neighbors to walk
or bike to the Neighborhood Center.
The applicant proposes the extension of a multi-use trail south of the subject
site along SW Scholls Ferry Road. This will significantly enhance the
pedestrian and bicycle connection to the Neighborhood Center. The
applicant states that the proposed development will also construct frontage
improvements along Scholls Ferry Road that will include striped bicycle
lanes. The intersection of Mountainside Way is signalized, which will allow
residents of River Terrace and other parts of South Cooper Mountain to
access the site safely. The applicant’s plans show connections to the north,
east, south and west of the site, enabling existing and proposed
developments to connect and access the Neighborhood Center.

Chapter 4 (Housing Element)
4.2 Housing Types
Goal 4.2.1 Provide a variety of housing types that meet the needs and preferences
of residents Policies:
Policy a of 4.2.1. 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
The applicant’s proposal includes multi-family housing with a variety of unit
sizes to meet the varying needs of individuals, groups and families of
different sizes. The NS zone has a minimum lot size of 1,000 square feet per
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dwelling unit for attached units and the applicant’s proposal meets the
minimum density required for the site.

Policy c of 4.2.1 Identify and research emerging housing types and
regularly consider appropriate updates to the Development Code to allow
for their development
The proposed development considers emerging housing needs by
proposing a mixed-use development which places housing intended for a
wide range of ages near various amenities within walking distance.

Policy d of 4.2.1 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
The applicant states the Development Code for the NS zone supports familysized multifamily rental units by using a minimum lot size per unit rather than
a FAR calculation, which reduces the incentives to provide smaller units.
e) Support older residents’ ability to age in place through targeted
investments that make existing housing more 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
The applicant states that the proposed development incorporates affordable
housing units for independent seniors as well as for residents and families.
The inclusion of these housing options within South Cooper Mountain
provides housing choices for different income levels and stages of life. The
applicant further explains that the site has been designed with Universal
Design considerations in mind. The applicant states that the design, which
incorporates the principles of Universal Design, is intended to be barrier-free
and accessible by people of all ages and abilities.

Chapter 6 (Transportation Element)
The following policies under Chapter 6 of the Beaverton Comprehensive
Plan have been identified by the applicant. Staff notes that the more detailed
assessment of proposed public facilities is provided in findings identified to
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Attachment A of this report (Facilities Review approval criteria). Staff
incorporate the applicant’s response to the following policies under Chapter
6 (citied below) in addition to the more detailed findings prepared in response
to the Facilities Review criteria.
Goal 6.2.1 Transportation Goals and Policies
Policy a of 6.2.1. Maintain the livability of Beaverton through proper
location and design of Transportation facilities.
The applicant applicant’s plans show the improvement and expansion of SW
Mountainside Way as supported by the SCMCP, as well as the improvement
of SW Scholls Ferry Road directly south of the site. Internally to the site, the
applicant proposes several Local streets, including Main Street which has
been designated as a Major Pedestrian Route, consistent with the SCMCP.
The applicant states that these streets will be built to City and County
standards, including the required right-of- way widths to provide for
vehicular, bicycle, and pedestrian circulation. Additionally, the local streets
and pedestrian access ways have been designed to accommodate the
topography and required densities while contributing to the on-site
circulation network. Any variations from Engineering Design Manual (EDM)
standards will require City Engineer approval through the EDM Modification
process. Approval of a land use application does not imply approval of any
necessary EDM Modifications. The applicant has also submitted a Sidewalk
Design Modification request to allow for a segment of Main Street to have a
5-foot wide curb-tight sidewalk.

Policy d of 6.2.1. Locate and design multi-use paths to balance the
needs of human use and enjoyment with resource preservation in
areas identified on the Natural Resource Inventory Plan Map for their
Significant Natural Resource values.
The subject site does not contain any significant natural resources, but the
applicant’s proposal does include a 14-foot wide multi-use use trail along the
site’s southern frontage which will provide access to surrounding natural
resource areas. The applicant’s plans also show pedestrian connection
extend to the boundaries of the site which will enable future connections to
be made to abutting properties and natural resource area on those sites.

Policy e of 6.2.1. Protect neighborhoods from excessive through
traffic and travel speeds while providing reasonable access to and
from residential areas. Build streets to minimize speeding.
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The applicant states Main Street incorporates additional design features
intended to complement the future park and the “main street” nature of its
location: a raised intersection table at Street B will slow traffic and prioritize
the pedestrian; most of the sidewalks are 10 ft. to allow for high volumes of
pedestrian activity; and direct access to the park is provided via a series of
walkways.

Policy g of 6.2.1. Provide convenient direct pedestrian and bicycle
facilities to promote the health and physical well-being of Beaverton
residents, to reduce traffic congestion, to provide commuting and
recreational alternatives to the motor vehicle, and to support local
commerce.
The applicant states that each of the new streets include sidewalks; bicycles
will share the street with low-speed vehicles. The expansion of Mountainside
Way will add a sidewalk and bike lane to the west and south side of the street
adjacent to the property. The expansion of Scholls Ferry Road will include
both a striped bike lane and a grade-separated multimodal trail that will
connect to the Mountainside School site to the east and neighborhoods to
the west and south.

Goal 6.2.2: A balanced multimodal transportation system that
provides mobility and accessibility for users.
Policy a of 6.2.2 Recognize that streets are important to community
identity and provide a needed service. Implement Beaverton’s public
street standards that recognize the multi-purpose nature of the street
right-of-way for a combination of utility, pedestrian, bicycle, transit,
truck, auto uses, and railroad crossings.
The applicant’s plans show right-of-way improvements consistent with City
of Beaverton street standards, with the exception of two areas where the
applicant has requested a modification or exception be approved. The
applicant’s internal street system also recognizes the multi-purpose nature
of streets by providing wide sidewalks, sidewalks buffered by landscape
strips that also serve as water treatment facilities (LIDA) in some cases, and
as mentioned elsewhere, a raised intersection table at Street B will slow
traffic and prioritize the pedestrians as well as make the streets more
welcoming to bikers.

Policy b of 6.2.2 Provide a seamless and coordinated transportation
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system that is barrier-free, provides affordable and equitable access
to travel choices, and serves the needs of people and businesses.
The applicant states that the development supports Beaverton’s multipurpose street standards as well as the expansion of the TriMet bus system
into the South Cooper Mountain area. The site has been designed in
coordination with TriMet staff to provide a future bus stop and overlay on
Main Street, which will serve the affordable housing units as well as the
future commercial development on the site.

Policy c of 6.2.2. Develop and provide a safe, complete, attractive,
efficient, and accessible system of pedestrian ways and bicycle ways,
including bike lanes, cycle- tracks, bike boulevards, shared roadways,
multi-use paths, and sidewalks according to the pedestrian and
bicycle system maps, and the Development Code and Engineering
Design Manual requirements.
The applicant states that the proposed development includes new
pedestrian and bicycle ways and public infrastructure was designed to the
standards of Washington County and Beaverton, and in accordance with
TVF&R standards. The applicant further explains that the proposed multiuse trail along Scholls Ferry Road has been designed to THPRD standards.
Each of these facilities will expand the pedestrian and bicycle options for the
community and are designed to extend with future development to the north
and west. The applicant’s plans show safe, complete, attractive, efficient and
accessible systems of pedestrian and bicycle was are proposed, in
accordance with the Development Code and Engineering Design Manual
requirements or as otherwise approved through the development review
process (Sidewalk Design Modification) and an Engineering Design Manual
Exception.

Policy d of 6.2.2. Design sidewalks and the pedestrian access
systems to City standards to enhance walkability: complete the
accessible pedestrian network, provide safe direct access to transit
and activity centers, and provide safe crossings at intersections with
pedestrian friendly design.
The applicant states the proposed development has requested to reduced
off-street parking to accommodate additional affordable dwelling units and
allow uses with different peak periods to share the off-street parking,
explaining that this shared resource will allow the use of the commercial
plaza for other activities, such as markets and events. The site has a
connected pedestrian network along the new streets and to and through
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each site. The applicant also states that the raised intersection at Main Street
and Street B will enhance pedestrian safety through a change in surface
elevation and materials. Staff also incorporates the findings prepared in
response to the Facilities Review section of this report.

Policy e of 6.2.2. Provide connectivity to each area of the City for
convenient multimodal access. Ensure pedestrian, bicycle, transit,
and vehicle access to schools, parks, commercial, employment, and
recreational areas, and destinations in station areas, regional and
town centers by identifying the developing improvements that
address connectivity needs.
The applicant states the Main Street development provides a multimodal trail
connection to Mountainside School to the east and will accommodate future
bus service to the South Cooper Mountain area. The South Cooper Mountain
Concept Plan has identified a street and trail network, and the proposed
development is constructing portions of that network in addition to three local
streets. The applicant explains that these improvements will further connect
the parks, schools, and neighborhoods within South Cooper Mountain and
to River Terrace to the south.

Policy f of 6.2.2. Develop neighborhood and local connections to
provide convenient circulation into and out of neighborhoods. Work to
prevent and eliminate pedestrian and bicycle “cul-de-sacs” that
require substantial out-of-direction travel for pedestrians and
bicyclists.
The applicant’s plans show a well-connected and distributed circulation
system in and around the development, except where topographical
conditions make the connections challenging. The applicant explains that
Street B terminates in a pedestrian facility to the north, at its intersection with
Mountainside Way and that this is due to significant grade in that location;
bicyclists will be able to access westbound Mountainside Way by Street A
when it is anticipated to be extended in the future with development of the
adjacent parcel. Staff concurs and incorporates the findings prepared in
response to the Facilities Review section of this report

Policy g of 6.2.2. Identify specific areas within the City where
pedestrian needs and the pedestrian experience should be given
highest priority in the design of streets, parking, intersections,
connectivity, signal controls, mapping and signing, and other
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transportation facilities.
The applicant states that the subject site is likely to be the primary
employment center within the plan area and will be safely and easily
accessed from all directions by the proposed pedestrian and bicycle
network. The applicant’s plans show safe and direct access to future transit
via a sidewalk system and walkways that connect buildings to the broader
pedestrian circulation system. The applicant further states that the
construction of the Scholls Ferry Road frontage will provide a key connection
for bicyclists using the bike lane and bicycles and pedestrians using the
multimodal path. Main Street has been identified as a Major Pedestrian
Route in the SCMCP and the applicant’s plans show general compliance
with the pedestrian oriented design goals such as wider sidewalks, buildings
closer to the street and a raised intersection to slow down traffic.

Policy i of 6.2.2. Design streets to accommodate transit while minimizing
impact to traffic flow.
The applicant states the site has been designed in consultation with TriMet
staff to accommodate a future bus/stop layover on Main Street, in
accordance with the City’s adopted policies for the South Cooper Mountain
Main Street area. The applicant’s plans show the accommodation of a transit
stop on the south side of Main Street, just west of proposed park in Tract A.
Main Street is shown to meet L1 street standards which includes parking
spaces on both sides of the street. The applicant explains that the transit
stop furnishings will be determined per TriMet policy by the level of ridership
and frequency of service

Policy j of 6.2.2. Require developers to include pedestrian, bicycle,
and transit supportive improvements within proposed developments
and adjacent rights-of- way in accordance with adopted policies and
standards.
The applicant’s plans demonstrate that a range of pedestrian and bicycle
amenities have been proposed throughout and adjacent to the site. As
previously mentioned herein, the site has been designed in anticipation of
accommodating transit service.

Goal 6.2.3: A safe transportation system.
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Policy b of 6.2.3. Design streets to serve anticipated function and
intended uses as determined by the Comprehensive Plan.
The applicant states that the streets abutting and within the site have been
designed to the appropriate functional classification. The applicant explains
that Scholls Ferry Road is a Washington County arterial and has been
designed to those standards; Mountainside Way is a Beaverton Collector
and has been designed to those standards; and Main Street, Street A, and
Street B are local streets and have been designed to those standards. Staff
concurs and incorporates the findings prepared in response to the Facilities
Review section of this report.

Policy d of 6.2.3. Designate safe walkway and bikeway routes from
residential areas to schools, parks, transit, and other activity centers.
The applicant’s plan show that the subject site is located directly to the west
of Mountainside School. The proposed design includes a protected
pedestrian walkway across Mountainside Way at the Main Street
intersection, and a signalized crossing is located approximately 300 ft. to the
south at Scholls Ferry Road. Staff concurs.
Policy e of 6.2.3. Construct multi-use paths only where they can be
developed with satisfactory design components that address safety,
security, maintainability, and acceptable uses. Multi-use paths should
converge at traffic-controlled intersections to provide for safe
crossing, and paths should be separate and distant from major streets
for most of their length. Mid-block crossings for trail access, such as
the Denny Road Fanno Creek Trail crossing, will be considered as
appropriate where findings for safety are met and such crossings are
approved by the City.
The applicant states that the SCMCP identifies a multimodal trail along the
southern boundary of the site. This trail will be constructed to THPRD
standards for a multiuse path. The path crossing will occur at the signalized
intersection of Mountainside Way and Scholls Ferry Road to the east. The
applicant’s plans show the required 14-foot wide trail along the southern
boundary of the site, separated from SW Scholls Ferry Road by a 7.5 foot
wide planter.
Policy f of 6.2.3. Provide satisfactory levels of maintenance to the
transportation system in order to preserve user safety, facility
aesthetics, and the integrity of the system as a whole.
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Policy g of 6.2.3. Maintain access management standards for streets
consistent with City, County, and State requirements to reduce
conflicts among vehicles, trucks, rail, bicycles, and pedestrians.
Preserve the functional integrity of the road system by limiting access
per City standards.
The applicant states that site transportation infrastructure has been
designed in conformance with City and County access management
standards and designed to the City’s requirements to support maintenance.

Policy h of 6.2.3. Ensure that adequate access for emergency
services vehicles is provided throughout the City.
The applicant states that the development has been designed in consultation
with TVF&R. A service provider permit from TVF&R is included in the
applicant’s materials. The applicant’s plans also show an emergency vehicle
only access from Scholls Ferry Road along the site’s western boundary.

Goal 6.2.4: An efficient transportation system that reduces the percentage
of trips by single occupant vehicles, reduces the number and length of trips,
limits congestion, and improves air quality.
Policy a of 6.2.4 Develop an energy efficient transportation system.
The applicant states the proposed development includes both horizontal and
vertical mixed-uses, which supports walking and biking to meet daily needs.
The site design also includes multimodal access in the form of sidewalks
and pedestrian walkways, bike infrastructure, and a multiuse path along the
southern boundary. The site has been designed to accommodate future
TriMet bus service to the area, which will further support multimodal access
to and within South Cooper Mountain. The applicant’s proposal which
includes various uses within close proximity to each other as well as direct
access to pedestrian and bicycle facilities support an energy efficient
transportation system.

Policy c of 6.2.4 Limit the provision of parking to meet regional and
State standards.
The Development Code provides opportunities to request parking reductions
and to share parking. The applicant has requested to reduce the parking
required for the senior residential building on Lot 1, the parking on Lot 2 and
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has requested to be able to locate required commercial parking on one lot
(Lot 3). The applicant states that the proposed commercial development
includes structured parking to accommodate the parking requirements of the
commercial uses as well as minimize the impact of that parking on the
surrounding streetscape.

Policy g of 6.2.4 Plan land uses to increase opportunities for multipurpose trips (trip chaining).
The subject site’s land use designation supports the NS zoning district. The
NS zoning district permits a variety of non-residential uses outright while also
conditionally permitting residential uses. The applicant has requested to
apply the NS zone to the site and proposes a mixed-use development,
encouraging more trips to occur locally.

Policy i of 6.2.4 Support mixed-use development in appropriate
locations and encourage local job creation in order to reduce the
number of locally generated regional commuting and shopping trips.
The applicant states that the Main Street land use designation and NS
zoning designation encourage mixed-use development as well as
neighborhood-scale retail and service to support the South Cooper Mountain
community. The proposed development includes residential and commercial
uses, which will support and promote trip chaining as well as alternative
modes of transportation.

Policy j of 6.2.4 Coordinate with TriMet and other agencies to
implement transit improvements concurrent with roadway
improvements, to improve access and frequency of service, to
provide parking as appropriate at transit centers, and to increase
ridership and service area. Encourage development of regional high
capacity transit, including light rail transit, streetcar, and commuter
rail.
Extension of transit services to the South Cooper Mountain Community Plan
area is anticipated. The applicant states the site has been designed in
collaboration with TriMet staff to ensure it can accommodate a future bus
stop/layover that meets TriMet’s operational needs. Bicycle and pedestrian
access to the bus stop is provided through a sidewalk and bicycle facility
network to be constructed with the street and site infrastructure.
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Goal 6.2.5: Transportation facilities that serve and are accessible to all
members of the community. Policies:
Policy a of 6.2.5 Construct transportation facilities, including access
to and within transit waiting areas, to meet the requirements of the
Americans with Disabilities Act.
The applicant states that the site has been designed in accordance with
Universal Design principles, which focus on designing communities that are
accessible to all community members. The applicant further adds that the
site improvements and future bus stop/layover will be accessible to all users
and will meet the requirements of the ADA. Staff notes that the proposal will
be required to comply with Americans with Disabilities Act (ADA) standards
which will be evaluated at the time of Building and Site Development permit
review.
Chapter 8 (Environmental Quality and Safety Element)
8.4.1. Goal: Create and protect a healthy acoustical environment within
the City.
Policies:
Policy a of 8.4.1 Noise impacts shall be considered during
development review processes.
Action 1: Adopt and implement appropriate design standards for
development permits for all commercial, industrial, high density,
mixed use and transportation projects, and others as appropriate.
Development applications should be required to demonstrate
compliance with applicable noise level standards. Means of meeting
the design standards might include, but are not limited to:
• Use of year-round landscape elements that absorb parking lot and
street noise.
• Use of underground parking.
• Use of extra-thick windows.
• Facades constructed of materials that help to absorb sounds.
• Pervious surface landscape and parking lot materials that absorb
sounds.
• Use of building materials that aid in the reduction of sound traveling
through common floors and walls.
• Dampers on heating and cooling equipment.
The applicant’s plans demonstrate general compliance with adopted design
standards and guidelines such as landscaping around parking lots and
buildings and placing a portion of the parking within a structure.
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Furthermore, staff notes that the proposal will be required to comply with
applicable Building Code requirements.

Policy b of 8.4.1 The City shall comply with EPA and DEQ noise
standards.
The applicant states the proposed development will comply with all
applicable noise standards of the City’s Municipal Code.

RELEVANT SOUTH COOPER MOUNTAIN COMMUNITY PLAN POLICIES
Facts and Finding in response to Section 60.35.25 of the Development Code
and in response to Approval Criterion No. 4 of CU-PUD
Land Use Implementation Policies
Policy 1. The City shall adopt a Land Use Map as part of the
Community Plan that establishes initial comprehensive plan map
designations for the South Cooper Mountain Community Plan Area.
The applicant refers to Figure 7: Community Plan Land Use Map that
establishes Comprehensive Plan map designations for the SCMCP area.
This map assigns a Main Street land use designation to this site. Subsequent
to the SCMCP adoption the City in 2017 updated their Comprehensive Plan
Land Use Designations and removed the Main Street designation, as part of
that process the subject site’s designation was changed to Neighborhood
Center. The applicant proposes the Neighborhood Service zoning district
which implements the Neighborhood Center land use designation and is
therefore consistent with Policy 1.

Policy 2. Washington County zoning, as administered by the City,
shall remain in place until new City zoning is applied.
The site is currently zoned Interim Washington County AF-20. Zoning in
compliance with the South Cooper Mountain Community Plan Land Use
designation is requested concurrently with this application.

Policy 3. Zoning may be applied through initiation by the City or as
requested by an applicant. Zoning and development review
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applications may be requested concurrently. The mix of zones
applied to a given development site shall be generally consistent with
the assumed mix of zones shown in Table 2. Deviation of up to 10
percentage points may be allowed from the mix shown in Table 2 (e.g.
if the mix shown is 30/70 then the deviation may be between 20/80
and 40/60). The percentage shall be calculated based on gross site
acres.
The applicant has requested the application of City zoning to the site. The
Zoning Map Amendment application has been submitted concurrently with
ADJ2020-0002 Major Adjustment – Affordable Housing, CU2020-0002
Conditional Use – PUD, CU2020-0003 New Conditional Use, DR2020-0067
Design Review Three, LD2020-0007 Preliminary Partition, PD2020-0002
Parking Determination, and SDM2020-0004 Sidewalk Design Modification.
The applicant proposes to apply NS zoning to the entirety of the site,
consistent with Table 2: Land Use Designations and Capacity Estimates.
Staff finds the applicants proposal consistent with Policy 3.

Policy 4. Amendments to the boundaries of Land Use Map
designations may be proposed as individual requests prior to
development, or simultaneously when development is proposed. This
policy is intended to provide a means for the Land Use map and
zoning to be aligned with site-specific condition, and the placement of
roads, housing densities, parks, schools and other development that
will occur incrementally over time.
The applicant states no amendment to the boundaries of the Land Use Map
designations is requested. Staff finds that Policy 4 is not applicable.

Policy 5. All Land Use map amendments will be required to
demonstrate consistency with all policies in the South Community
Plan in addition to applicable Comprehensive Plan policies,
Development Code requirements, and other applicable regulations.
In addition, amendments to the Land Use Map will provide a mix of
land use designations and opportunities for a variety of housing types.
The goal of this policy is to ensure that South Cooper Mountains’
neighborhoods and livability are enhanced by variety in the type and
design of housing.
The applicant stated that no amendment to the boundaries of the Land Use
Map designations is requested. Staff finds that Policy 5 is not applicable.

Policy 6. The City will support efforts by THPRD and Beaverton and
Hillsboro School Districts to find, acquired and develop appropriate
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sites for neighborhood parks and elementary schools within the
Community Plan area.
a. Neighborhood Park:
i.
Two to four acres per neighborhood park of unconstrained,
relatively level land for active recreation facilities
ii.
Good frontage on a local street or Neighborhood Route with onstreet parking
iii.
Good connections to trails
iv.
Focal points for neighborhoods, with walkable catchment areas
v.
Co-location adjacent to a school is highly desirable
The applicant states the proposed park is 0.26 acres in area and would be
classified as an Urban Plaza or Pocket Park due to its size and location. The
applicant further explains that though not a Neighborhood Park, it has
frontage on a local street (Main Street) with on-street parking and is
connected to the Community Trail along Scholls Ferry Road by the sidewalk
along Mountainside Way as well as an internal sidewalk connection to the
plaza area to the south. The applicant states that the park is intended to be
a focal point for this mixed-use neighborhood and its residents and visitors.
Finally, the park is located directly to the west of Mountainside High School.
b. Elementary Schools:
i.
Eight to ten acres of unconstrained, relatively level land per
elementary school
ii.
Good access from Neighborhood Routes or Collector roads
iii.
Generally not adjacent to an arterial road
iv.
Focal points for neighborhoods, centrally-located within walkable
attendance areas
v.
Opportunities to co-locate schools adjacent to parks should be
sought
The SCMCP designates this site as Main Street; intended to include smallscale retail and service to adjacent neighborhoods along with some medium
to high density housing. The SCMCP does not identify an elementary school
within this site, and the applicant states that no elementary school is
proposed within this PUD. Staff finds Policy 6 is not applicable to the subject
site.

Neighborhood and Housing Policies
Policy 1. Development shall contribute to creating walkable
neighborhoods. This policy is implemented by demonstrating
consistency with the neighborhood design principles listed below:
a. Clear focal points shall be provided. Focal points include but are not
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limited to: parks, schools, community gathering spaces, neighborhood
services (i.e. day care), scenic viewpoints, and/or natural areas that are
visually and physically accessible to the public.
Residential
developments shall provide at least one focal point per 40 acres of
gross site area. The decision-making authority may require additional
focal points or require provision of a focal point for smaller sites in order
to ensure that all neighborhoods have at least one focal point or to
ensure cohesiveness and legibility among adjacent developments.
The applicant states that the site is 9.75 gross acres in size and one focal
point is required. The proposed development includes a 0.26-acre public
park adjacent to Main Street, which connects to a plaza area that can be
programmed with food carts, a Farmers’ Market, and other activities. These
areas are both visually and physically accessible to the public. Potential
tenants of the commercial areas include neighborhood services (a day care
and coffee shop/café) as well as potential civic services. Staff finds that the
proposal meets Neighborhood Housing Policy 1.a.
b. A network of walkable blocks and trails, consistent with the
Transportation Framework Plan and the Bicycle and Pedestrian
Framework Plan, shall be provided.
The applicant states that the Transportation Framework Plan and Bicycle
and Pedestrian Framework Plan identify two facilities for the site: the
extension of a Collector Road (Mountainside Way) and continuation of a
multi-use trail along the site frontage. The applicant also states that the site
is divided into 4 “blocks” of less than 150 ft. in length to create a walkable
mixed-use district. Staff finds that the proposal meets Neighborhood
Housing Policy 1.b.
c. The orientation of streets, blocks, development and/or trails shall be
planned so the natural areas are not “walled off” but rather are as
physically and visually accessible to the public as practicable.
The subject site does not contain any identified natural areas. The applicant
states a park has been designed to incorporate existing mature sequoia and
sweet gum trees and provide both physical and visual access to the public.
The applicant’s plans show the park is located along Main Street, both
visually and physically accessible. Staff finds that the proposal meets
Neighborhood Housing Policy 1.c.
d. The provision of parks shall be coordinated with the Tualatin Hills Park
and Recreation District.
The applicant states that the design of the multiuse trail along Scholls Ferry
Road and the park have been coordinated with THPRD. The applicant is in
discussions with THPRD regarding the transfer of the 0.26-acre public park
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to THPRD for ownership and maintenance. Staff finds that the proposal
meets Neighborhood Housing Policy 1.d.

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.
The applicant states that multifamily residential housing is proposed in 3
buildings on the site: Building 1 includes 80 independent senior living
apartments and Buildings 2 and 3 include 42 units each for a total of 164
units. The applicant further explains that twelve (12) of the units will be
affordable to households earning 30 percent of area median income (AMI);
the remaining 152 units will be affordable to households earning 60 percent
of AMI. The applicant states that these housing types will add to the variety
and diversity of the residential options in South Cooper Mountain and
provide housing for people of various incomes and life stages to live in the
same neighborhood. Staff notes that Section 60.35.25 (PUD standards) also
refers to Policy 2 and identifies the numerical requirement based on the
parcel size. These standards are identified below.
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 (gross) 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:[…] – several types identified.
i.
Standard Lot Single Family
ii.
Small Lot Single Family
iii.
Compact Detached Housing & Cluster Housing
iv.
Accessory Dwelling Unit with Single Family Detached Dwelling
v.
Alley-Loaded Dwelling
vi.
Duplex
vii.
Triplex & Fourplex
viii.
Townhouse/Townhome
ix.
Multi-Family
x.
Live/Work, only permitted in the NS zoning district
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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 Family housing type
(Section 60.35.25.1.A.3.b.i.) and not utilizing the Small Lot Single Family
housing type (Section 60.35.25.1.A.3.b.ii), the lot size for Standard Lot
Single 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.
The subject site is less than 15 acres in size and therefore requires only one
housing type. The applicant proposes all housing to be multi-family. As the
applicant has provided the required variety of housing types, staff finds that
the proposal meets Neighborhood Housing Policy 2.

Policy 3. The City will support efforts to provide affordable housing in
South Cooper Mountain. The City will evaluate the feasibility of proactive involvement in affordable housing projects and supportive
programs benefiting South Cooper Mountain.
The applicant states that the proposed development includes affordable
housing and that the City has been pro-actively involved in the project design
and has been supportive of the inclusion of affordable housing. Therefore,
staff find that the proposal meets Policy 3.

Main Street Policies
Policy 1. Plan the Main Street area to provide local shopping
opportunities. Main Street should complement and not compete with
larger centers such as Progress Ridge.
The applicant states that the proposed development includes approximately
29,802 square feet of non-residential/commercial space (office, retail, or
neighborhood services) designed to serve local users. It is not intended to
compete with larger shopping centers. Staff concurs and finds that the
proposal meets Policy 1.

Policy 2. Ensure that the Main Street area is designed as a
pedestrian-oriented center that also provides for excellent
accessibility by car and bicycle.
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The applicant states that the Main Street area is designed to activate the
east/west “Main Street” by locating a park and an outdoor play area adjacent
to the street on the south and activate the north and western portions of the
street with multifamily uses and ground-floor resident amenities. Main Street
is designed to prioritize the pedestrian using a raised intersection in the
center of the site adjacent to open space, residential and commercial uses.
Staff find that the proposal includes a Main Street area that is designed in a
pedestrian-oriented center that also provides vehicular and bicycle access.
Policy 3. Ensure that the Main Street area is designed to have a
complementary relationship with the adjacent High School and
associated civic and recreational uses. Access and pedestrian routes
should be coordinated. Uses within the Main Street should support
the school district’s policies for healthy food choices and active
lifestyles.
The applicant states that the development team has been coordinating with
the Beaverton School District. The applicant explains that though
Mountainside High School is a closed campus, students will be able to visit
the parks and uses before and after school and on weekends. The
continuation of the multi-use trail and construction of bike lanes on
Mountainside Way and Scholls Ferry Road fill in gaps in the bicycle and
pedestrian network and provide options for students attending the school.
The applicant’s also show a marked pedestrian crossing at the intersection
of Main Street and SW Mountainside Way, which will be required to include
enhanced safety features, such as a Rectangular Rapid Flashing Beacon or
similar treatment as approved by the City Transportation Engineer, which
will provide an additional connection from the high school the Main Street
site. Although specific non-residential uses have not yet been identified staff
finds that the location of the park, plaza and commercial building along
Mountainside Way complement the adjacent school and are easily
accessible. Therefore, staff finds the policy is met.

Policy 4. The design of the Main Street area should follow these
principles:
a. Land uses and circulation should be organized into a series of
walkable blocks.
The applicant states that the site is organized into 4 blocks by a new eastwest Main Street and new north-south connection. Main Street sidewalks
are a 10 ft. wide, with the exception of the area directly adjacent to the park,
for which the applicant is requesting approval of through a Sidewalk Design
Modification, in order to preserve mature trees. Street B south of Main Street
is designed to terminate in a public pedestrian plaza. Pedestrian connections
are provided to each building entrance from the sidewalk. Staff finds the land
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uses and circulation on site are organized into walkable blocks. Therefore,
staff finds the policy is met.
b. Buildings should be oriented to the street along key routes. The
City should consider tailored building orientation standards so
that the storefront character is continuous along the most active
edges of the blocks.
The applicant states that Main Street is designated as a Class 1 Major
Pedestrian Route, and the buildings are oriented toward Main Street to
provide a continuous setback. The applicant explains that the park at the
eastern end of Main Street is somewhat below grade and provides visual
relief and both visual and physical access to visitors. The applicant further
explains that a pedestrian walkway through the park connects with the plaza
in the southeastern corner of the site, adding that the commercial buildings
in the southeastern corner of the site engage with Scholls Ferry Road and
Mountainside Way to provide a sense of enclosure and respond to the
Mountainside High School development to the east. Staff notes that the
proposed development on the site creates multiple street frontages. The
applicant’s plans show Building’s 1, 2 and 3 line the designation Class 1
Major Pedestrian Route, setting a continuous character along the street. The
park at the corner of Main Street and Mountainside Way, though not a
building, is an active space which will contribute to the desired activation of
key routes. Therefore, staff finds the policy is met.
c. Mixed use buildings, 2 stories and taller, are encouraged.
The applicant states that the site consists of both single-purpose and mixeduse buildings, and the site itself is a horizontal mixed-use development. The
applicant explains that Building 1 is 4-story mixed use building that includes
80 independent senior dwelling units and 4,055 sq. ft. of leasable nonresidential space. Buildings 2 and 3 are multifamily buildings consisting of 3
stories on the north (uphill) side and 4 stories on the south (downhill) side to
accommodate changes in grade; the buildings contain 42 units each and
with resident amenities on the ground level to activate the street. The
southeast quadrant of the site consists of non-residential buildings and a
plaza which is intended to be programmed for community events. The nonresidential buildings range in height. Staff finds the proposal includes mixeduse and multi-level buildings.
d. Future transit should be anticipated and accommodated.
The applicant states that the development team has been coordinating with
TriMet throughout site design to ensure that a future bus layover area can
be accommodated on-site when transit service is extended o South Cooper
Mountain. Staff finds that the applicant’s plans show a proposed bus layover
location, therefore the policy is met.
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e. Public gathering spaces should be accommodated through a
plaza, festival street, or parking area that can be converted to
Saturday-market type use during community events.
The applicant’s plans show a hardscaped plaza is proposed on Lot 3. The
applicant states that the plaza is activated by buildings on all sides and is
designed to accommodate pedestrians, bicyclists, vehicles, and spillover
seating from the adjacent commercial uses. The applicant explains that the
plaza can be closed to vehicular traffic and is expected to be programmed
with community events that could include a Farmers’ Market, movies,
festivals, and other events. Staff finds that the proposal includes a gathering
space that can be converted for a variety of uses, therefore the policy is met.

Transportation / Street Policies
Figure 10: Community Plan Street Framework Map.
The applicant states that the proposed transportation network has been
designed to be consistent with the connections illustrated in Figure 10. The
applicant explains that the proposal contains the north-south Collector
(Mountainside Way) from SW Scholls Ferry Road to the northern site
boundary, as well as internal local streets for circulation. Staff finds two
streets abutting the subject site are identified in Figure 10; SW Scholls Ferry
Road (Arterial) to the south and SW Mountainside Way (Collector) to the
east. The applicant has proposed to improve these streets at their intended
locations.
Street Policy 1. Community Plan Street Framework and
Comprehensive Plan Chapter 6. The Beaverton Transportation
System Plan and Washington County Transportation System Plans
will be updated consistent with Figure 10 and will be the controlling
documents for transportation planning. Should conflicts arise
between the maps in Chapter 6 of the City’s Comprehensive Plan and
the maps in this document, those in Chapter 6 shall prevail.
The applicant’s plans show the proposed transportation network has been
planned in accordance with Figure 10 and Comprehensive Plan Chapter 6
Transportation. The applicant states that Mountainside Way will be widened
to its full cross-section and extended to the northern boundary of the site.
The applicant states that all streets have been designed in accordance with
the City’s EDM (except in cases where exceptions are requested) and follow
the Comprehensive Plan. Staff finds that the proposal meets Street Policy 1.
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Staff finds Street Policies 2 through 4 are applicable to public agencies and
other portions of the SCMCP and are not specifically applicable to the
proposed development.

Street Policy 5. The new north-south Neighborhood Collector road
from SW Scholls Ferry Road through the Community Plan area is
intended to provide connectivity through the Community Plan area.
The applicant states that the new north-south Neighborhood Collector, now
an existing street named Mountainside Way, will be widened to its full crosssection and extended to the northern property line of the site for future
extension to the west. Staff find that the proposed development includes the
improvement and extension of SW Mountainside Way to the boundary of the
site. Therefore, staff find the policy is met.
Street Policy 6. North of SW Scholls Ferry Road, this new collector
shall serve as the Main Street area of South Cooper Mountain. The
Main Street section of this Collector road shall be designated as a
Major Pedestrian Route. Pedestrian-oriented features appropriate to
a Main Street and features that encourage cars to travel more slowly
through the Main Street area should be emphasized in design of the
road.
Mountainside Way forms the eastern and future northern boundary of the
subject site. The applicant states that the new east-west Main Street
provides access to the site from Mountainside Way and has been designated
as a Class 1 Major Pedestrian Route. The applicant further explains that the
Main Street cross-section includes 10-ft. sidewalks and traffic calming
features to prioritize the pedestrian. And that these features include raised
crosswalks at the intersection between Main Street and Street B and special
paving treatment. The applicant further explains that buildings and active
spaces are brought close to Main Street to activate the street and provide a
sense of safety and enclosure. Staff find the proposal includes a Main Street
section that is designated as a Major Pedestrian Route and that pedestrianoriented features appropriate to a Main Street and features that encourage
cars to travel more slowly through the Main Street area are included.
Therefore, staff find the policy is met.

Street Policy 7. The alignment of the North-South Collector shall
account for, and not preclude, future extension to the west to SW
Grabhorn Road and south to serve Urban Reserve 6C.
The applicant states that the proposed alignment of the north-south collector
closely follows the alignment illustrated in Figure 10 and does not preclude
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future extension to the west or the south. Staff concur and find that the
proposal meets the policy.

Bicycle and Pedestrian Framework Map / Policies
Figure 11: Community Plan Bicycle and Pedestrian Framework Map.
Figure 11 identifies a multi-use trail along SW Scholls Ferry Road, south of
subject site. The applicant is proposing to construct the required on-street
multi-use trail, as identified in Figure 11. Additionally, all streets will contain
sidewalks and bike lanes where required. On Local streets bike lanes may
be combined with traffic travel lanes, consistent with EDM standards. Staff
finds that the proposal is consistent with Figure 11.
Policy 1. Bicycle and Pedestrian Crossings: While the location and
design of specific crossing points will be determined through further
site-specific engineering evaluation, safe, protected pedestrian
crossing opportunities should be provided near important pedestrian
destinations, such as the future high school site, when a need is
demonstrated and such crossings can be appropriately and safely
designed and located, as determined by an engineering-level safety
analysis.
The applicant states that a pedestrian crossing has been coordinated with
Beaverton School District on Mountainside Way. The applicant explains that
a marked crosswalk and pedestrian refuge island will provide a protected
crossing for students and others traveling to and from the high school from
the west. Staff finds that the proposal meets Bicycle and Pedestrian Policy
1.

Policy 2. Trails: Trails within the Community Plan area shall be
provided as shown on Figure 11; however, the City may permit
flexibility to adapt to site specific conditions and ownerships provided
the conceptual network in Figure 11, or equivalent, is provided.
a.
b.
c.
d.

Stream Corridor Trails
Trails through Resource Areas
School to School Trail
Western Edge Trail

Figure 11 identifies a community multi-use trail along the site’s southern
boundary. The applicant’s plans include the required multi-use trail along the
SW Scholls Ferry Road frontage. The applicant is proposing to construct
the multi-use trail, as identified in Figure 11. Staff finds that the proposal is
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consistent with Figure 11. Staff finds that the proposal meets Bicycle and
Pedestrian Policy 2.

Resource Protection and Enhancement Policies
Figure 12: Natural Resources in the Community Plan area map.
Figure 12 identifies the natural resources within the community plan area.
There is also the adopted Local Wetland Inventory (LWI) that provides
additional information about the identified wetlands/probable wetlands. For
the proposed development, the applicant’s natural resource assessment
identified several of the resources in Figure 12 of the SCMCP. These
resources include Wetland/Probable Wetland, Riparian & Wetland Buffers,
and Streams.
Policy 1. Locally significant wetlands and protected riparian corridors
within the Community Plan area shall be protected and enhanced,
consistent with local, state, and federal regulations.
Policy 2. Development adjacent to significant natural resource areas
shall be designed to provide visual and/or physical access to the
resource area and limit continuous rear lot line edges abutting a
significant natural resource through one or more of the following
treatments of the open space edge:
a.

b.

c.

Parallel trail along the edge of the vegetated corridor with
access points from adjacent points from adjacent roads and
community focal points;
Local streets that run adjacent to the edge of the vegetated
corridor, without development between the street and the
vegetated corridor; or
Neighborhood parks, pocket parks, schools and similar uses
that connect to the resource area and provide breaks between
developed areas abutting the resource.

The applicant states that there are no significant natural resources on the
site. A wetland delineation approved for the site in August 2016 identified a
0.31-acre wetland adjacent to the Mountainside Way north-south extension.
The applicant explains that Mountainside Way was subsequently
constructed by the Beaverton Hight School project to the east and as a
result, a request for an amendment to the wetland delineation was submitted
in December 2016. The applicant state’s that the DSL issued a revised
wetland delineation report for the site on January 12, 2017, confirming that
there are no wetlands remaining on site. The applicant submitted a copy of
the Revised Wetland Delineation Report dated January 12, 2017 which
states, “Within the study area, no wetlands or waterways were identified.”
No other mapped resources are identified on the subject site. Staff finds that
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the Resource Protection and Enhancement Policies 1 and 2 are not
applicable to the subject site.

Urban Forestry Policies
Staff notes that Policy 1 under Urban Forestry is policy direction for the city and not the
applicant.
Policy 2. Tree planting already required by City regulations (e.g.
landscaped areas, street trees) shall be maximized as a method to
increase the tree canopy in the Community Plan area.
No significant individual trees or historic trees exist on the site. The site does
contain Community Trees on the project site. Sheet L1.00 includes the Tree
Data Table, which identifies attributes including DBH, condition of the trees,
and whether they will be removed. The applicant’s plans show adequate
landscaping is proposed on site as well as street trees. Staff finds that the
proposal meets Urban Forestry Policy 2.
Policy 3. Regionally Significant Upland Habitat within the SCM
Community Plan area shall be protected through application of the
City’s existing tree protection standards and incentives for Habitat
Benefit Area preservation, as appropriate.
Figure 12 does not identify any Regionally Significant Upland Habitat on the
site. Therefore, staff find that Urban Forestry Policy 3 is not applicable to the
subject site.

Scenic Views / Corridors Policies
Policy 1. The city will encourage protection of view corridors for the
enjoyment of adjacent neighborhoods and the broader community on
lands that currently offer views of the Chelalem Ridge. Viewpoints
should provide seating and space for passerby and should provide
for the permanent protection of the view through measures such as
easements. Techniques for view corridor preservation may include:
a.
b.
c.
d.

Streets that “T, stub, or curve at a location offering a viewpoint,
with a break between buildings;
Neighborhood or pocket parks situated to offer a viewpoint;
Gaps between buildings with small seating areas adjacent to
the sidewalk; and/or
Limitations on building heights down-slope from a viewpoint.
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The applicant states that the proposed development slopes downward from
north to south towards Scholls Ferry Road, explaining that the site plan
provides view opportunities by positioning the buildings north of Main Street
to take advantage of the grade and provide views to the north and south.
The applicant’s plans show Building 1 is adjacent to a park to the south and
non-residential buildings beyond that vary in height. The applicant also add
that the splash pad/open space area provides unimpeded views to the south,
and the plaza provides an opening on the southern edge to allow views and
exposure to the south. Staff finds the applicant’s plans show breaks between
buildings, varying heights and open spaces such as parks and plazas that
provide unobstructed viewpoints. Therefore, staff find the policy is met.

Rural Edges and Transitions
Policy 1. SW Tile Flat Road Landscape Buffer. Require that
development abutting SW Tile Flat Road provide a landscaped buffer
with trees and shrubs that provide a visual screen for adjacent rural
uses.
The subject site does not abut SW Tile Flat Road and is therefore not subject
to this requirement. Staff finds that the Rural Edges and Transitions Policy 1
is not applicable to the development.

Infrastructure Provision (relevant policy is 7)
Staff notes that the Infrastructure Provision policies 1-6 are policies intended for the
city and not the applicant.
Policy 7. Alignment for new water and sewer. In identifying specific
alignments for new water and sewer infrastructure, impacts to natural
resources shall be avoided or minimized to the extent possible.
The applicant states the proposed water and sewer alignments are located
within existing and proposed public and private rights-of-way. The site does
not contain natural resources and no impacts are proposed. Staff concur and
find that the proposal meetings Infrastructure Provision Policy 7.
In summary of the above, staff finds the proposal to comply with the
applicable policies of the Comprehensive Plan for supportive findings in
response to Criterion No. 4 of CU-PUD approval. Staff also refer to
corresponding conditions identified in Attachment J that will be necessary to
effectively implement applicable policies.
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Therefore, staff finds that by meeting Conditions of Approval, the
proposal meets the criterion for the approval.

5.

The size, dimensions, configuration, and topography of the site and
natural and man-made features on the site can reasonably
accommodate the proposal.
The applicant states that the site is proposed to accommodate a mix of
residential and commercial uses. Lot 1 is identified for a mixed-use building
with commercial space and affordable senior living apartments. Lot 2 is
identified as two affordable housing buildings with associated outdoor play
areas, landscaping, and parking. Lot 3 is identified for commercial
development, including a level of structured parking, a park, and a plaza in
addition to commercial square footage.
The gross site area is 9.75 acres which can accommodate the proposed 164
units of affordable housing development in addition to the approximately
30,000 square feet of commercial floor area. The applicant proposes
underground and aboveground stormwater facilities. The applicant has
applied for a Parking Determination – Shared Parking (PD2020-0002) to
allow parking spaces associated with the commercial use in Building 1 on
Lot 1 to be located on Lot 3. The applicant has also submitted a request for
approval of a Major Adjustment-Affordable Housing application to reduce the
parking requirement on Lot 2 for the residential use. Staff recommends a
condition of approval that the PUD applicant is contingent upon the approval
of the associated Parking Determination and Adjustment applications.
The subject site is located in the South Cooper Mountain Community Plan
(SCMCP) area and is intended for dense development with this site forming
the commercial hub for the South Cooper Mountain Area. Staff finds that the
applicant has reasonably combined a mix of commercial space and
residential development which is consistent with the SCMCP and can be
accommodated reasonably on the subject site, fitting in with the anticipated
high density residential uses to the north and west and the Mountainside
High School to the east. Staff finds that the size, dimensions, configuration
and topography of the site can reasonably accommodate the proposal.
Therefore, staff finds that by meeting Conditions of Approval, the
proposal meets the criterion for the approval.

6.

The location, size, and functional characteristics of the proposal are
such that it can be made reasonably compatible with and have minimal
impact on livability and appropriate use and development of properties
in the surrounding area of the subject site.
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The subject site is part of the SCMCP area and is intended for the type of
development that is proposed. Additionally, the subject site is adjacent to
properties which have either already been approved for development or are
anticipated to develop with reasonably compatible or similar uses. The
applicant states that the project site has been designed in accordance with
the SCMCP, which identifies transportation infrastructure and general
development densities and types specific to the plan.
Staff finds that the proposed development to be compatible with the
surrounding neighborhoods, accounting for the density and uses described
in the SCMCP.
Therefore, staff finds that the proposal meets the criterion for approval.

7.

The width of the 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.
No single family residential is proposed, therefore this criterion is not
applicable.
Therefore, staff finds the criterion for approval is not applicable.

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.
The applicant states that the only modified standard requested is additional
height in order to respond to the topography of the site. The applicant
proposes a public park which protect a number of the limited mature trees
on the site as well as creates a main street walkable style of development
on the site. The site also provides for 164 units of affordable housing, which
is the first affordable housing proposed in the South Cooper Mountain area,
a significant benefit to the community. Staff finds that the proposed lessening
of the Site Development Requirements results in significant benefits to the
site, including preservation of natural features.
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Therefore, staff finds that the proposal meets the criterion for approval.

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 to 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.
The applicant’s plans show that the open space areas are located in easily
accessible areas along sidewalks, streets or plazas and in close proximity to
the residential and commercial uses on the site. Some areas such as trails
and pedestrian pathways have a length that is greater than 3 times the width
but that is appropriate for linear pedestrian and bicycle facilities. The open
space provided is located to serve all proposed users and residents of the
development.
Staff finds in support of the criterion and incorporates the facts and findings
as stated in response to the summary prepared for standards contained in
Section 60.35.15.
Therefore, staff find by meeting the Conditions of Approval, the
proposal meets the criterion for approval.

10.

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.
The proposed PUD is not located within the SC-S zoning district, therefore this
criterion is not applicable.
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Therefore, staff finds the criterion is not applicable.

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 of the future phases of
the PUD shall be filed within five (5) years of the date of decision of the
PUD. Refer to Section 50.90.
The applicant has proposed the PUD will develop over two (2) phases and
understands that any further development applications shall be filed within
five (5) years. The first phase of development proposes 164 units of
regulated affordable housing as well as approximately 4,000 square feet of
non-residential development. The second phase of development provides
the remaining commercial and non-residential development. Currently, the
applicant is seeking Design Review approval for both phases of
development. The applicant states that the applicant understands that if the
phased PUD is approved, development applications shall be filed within 5
years unless an extension has been requested.
Therefore, staff finds that the proposal meets the criterion for
approval.

12.

Applications and documents related to the request, which will require
further City approval, shall be submitted to the City in the proper
sequence.
The applicant has submitted the required application materials for review of
a Conditional Use-PUD application in the proper sequence. The PUD is
being processed concurrently with the following applications Major
Adjustment – Affordable Housing ADJ2020-0002, New Conditional Use
(CU2020-0003), Design Review Three (DR2020-0067), Preliminary Partition
(LD2020-0007), Parking Determination (PD2020-0002), Sidewalk Design
Modification (SDM2020-0004) and Zoning Map Amendment (ZMA20200005). The PUD application is dependent upon approval of the Major
Adjustment-Affordable Housing (ADJ2020-0002), New Conditional Use
(CU2020-0003), Design Review Three (DR2020-0067), Parking
Determination (PD2020-0002), and Zoning Map Amendment (ZMA20200005). As such, staff recommends a condition of approval that the above
listed applications be approved for CU2020- 0002 to be approved.
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Therefore, staff finds that by meeting the Conditions of Approval, the
proposal meets the criterion.

Recommendation
Based on the facts and findings presented, staff recommend APPROVAL of
CU2020-0002 (SCM Main Street) subject to the applicable conditions identified in
Attachment J.
Planned Unit Development Code Conformance Analysis
CODE
STANDARD

60.35.10.1A
Permitted Uses

PROJECT
PROPOSAL
Modification of Base Zoning Standards
The development
proposes commercial
space, a park, and
attached residential
Compliance with permitted and housing. Commercial uses
conditional uses of the zoning are not specified in the
district.
proposal but a broad
range of commercial uses
are permitted in the NS
zoning district. All future
commercial uses will need
to confirm whether
additional Conditional Use
permits are needed prior
to establishing use. Parks
are permitted outright in
the NS zoning district.
Attached residential uses
are Conditional in the NS
zoning district. The
applicant has applied for a
New Conditional Use to
address the proposed
attached residential uses
(CU2020-0003), which is
being processed
concurrently. Staff
recommends a condition
of approval that the PUD
approval be reliant upon
approval of the CU.
The development
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MEETS
CODE?

Yes w/
COA

proposes densities for the
detached and attached
Detached and attached
dwellings which are
60.35.10.1B
dwellings may be allowed in a greater than the required
Detached and
PUD provided the overall
minimum densities, and
Attached Dwellings residential density satisfies the lower than the maximum
applicable residential density allowable densities as is
provisions of the Code.
found in the density’s
calculations table of
Facilities Review.

60.35.10.2
Density and Lot
Dimensions

60.35.10.2.A.1
Density Transfers

The applicant proposes
attached residential and
commercial buildings. The
site contains no natural
resources. The site is
Density and building scale
adjacent to Mountainside
shall relate to the surrounding High School which is
neighborhood development
located in the R1 zoning
and natural resources by
district which allows a
providing massing and
maximum height of 60 feet.
architectural compatibility with The site is bound by SW
surrounding neighborhood.
Scholls Ferry Road to the
south. To the north and
west is the Blackbird
Farms site which is
currently zoned
Washington County Interim
but intended through the
SCMCP to have the R1
zoning designation. The
maximum permitted
residential density in the
NS zoning district is
equivalent to the R1
zoning district (subject to
additional limitations). Staff
finds that the density and
scale of the proposed
development appropriately
relates to the surrounding
neighborhood, as intended
by the SCMCP.
Density transfers allow an
equal transfer of dwelling units The applicant has not
from one portion of the site to proposed density
another in certain areas.
transfers.
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Yes

Yes

N/A

60.35.10.2.B.1
Residential Lot
Sizes

60.35.10.2.B.2
Residential Lot
Sizes

60.35.10.2.B.3
Residential Lot
Sizes

60.35-10.2.B.4
Residential Lot
Sizes

Minimum lot size may be
reduced to 50% of the
minimum land area of the
applicable zoning district(s),
except as permitted in
60.35.10.3.C.2.
Minimum lot size proposed
between 25% and 50% 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.
Maximum lot size may not
exceed 195% 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.
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.
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No reduction of lot sizes is
requested.
N/A

No reduction of lot sizes
is requested.
N/A

The subject site is
located in a commercial
zoning district, not a
residential zoning
district. The property is
designed for commercial
and attached residential
uses and not singlefamily dwelling on
independent lots.
Therefore, this standard
does not apply.

This standard pertains to
lot sizes for residential
zones. The proposal is
within a Commercial
zoning district.

N/A

N/A

60.35.10.3.A.1-2
Setbacks

60.35.10.3.B.1
Front Setbacks

60.35.10.3.B.2
Front Setbacks

60.35.10.3.C.1
Rear Setbacks

60.35.10.3.C.2
Rear Setbacks

60.35.10.3.D
Side Setbacks

Proposed lots abutting the
The proposed lots will be
perimeter of the property shall located within the SCMCP
comply with the standard front and proposed to meet the
and rear yard setbacks of the parent parcel setbacks.
parent parcel. Side yards of the
parent parcel may not be
reduced unless approved by
the Planning Commission and
utilizing Development Bonus
and Development Incentive
Options of Section 60.35.30.
No reductions to front
Front setbacks interior to the
yard setbacks are
PUD may be reduced,
requested.
excluding the
garage where the garage door
faces the front property line.
Structures shall not encroach in
a public utility easement.
No special garage
Garages that face a public
street shall be set back 20 feet setbacks are
requested.
from the property line and
recessed a minimum of 4 feet
from the front building plane,
not including porches, when
facing a street.
Rear setbacks shall be the Parent Parcel setbacks are
same as the base zone for the met, including the rear
parent parcel, excepting alley yard.
accessed lots which may be
reduced to 4-feet.
No special garage setbacks
Garages and carports
are requested.
accessed from both sides of
an alley shall be set back a
minimum of 4’ with no less
than 28’ between garage
doors.
Except for zero-lot line
No special side setbacks
development side setbacks
are requested.
are a minimum of 3’ with a
total of 6’ between two
buildings. Zero-lot line
developments shall have one
side yard setback of
10’ and the other zero.
Open Space
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Yes

N/A

N/A

Yes

N/A

N/A

60.35.15.1
Open Space
Percentage

60.35.15.2.
Exemption

60.35.15.3.
Open Space
Standards

A PUD shall provide a
minimum of 20% of the
subject site as open space.
Properties within the South
Cooper Mountain Community
Plan (SCMCP) 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 SCMCP,
as identified in Section
60.35.25.

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.
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This standard applies to
properties outside the
SCMCP.
The applicant is required to
provide any natural
resource areas or trails
identified in the SCMCP as
part of their PUD. There
are no natural resources
identified on the site. The
only trail identified on the
subject site is the Multi-Use
trail along SW Scholls
Ferry Road which the
applicant is proposing to
construct within the area
dedicated for public rightof-way. While there are no
square footage open space
requirements from the PUD
the applicant is proposing
to provide significant open
space as part of their
commercial and residential
development, including a
public park located on Lot
3 and two other outdoor
active open space amenity
areas near the residential
portions of the
development.
Staff notes the only
required open space per
the PUD is the multi-use
trail. However, the open
space proposed by the
applicant is primarily
active in nature and is
designed to be accessible
to the community.

N/A

Yes

Yes

60.35.15.3.A
Passive Open
space

60.35.15.3.B
Accessibility

60.35.15.3.C
Slopes

60.35.15.3.D
Irrigation

The following resource areas
may count towards passive
open space: 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 CWS
or other regulatory
body.
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 of
access easement.
No more than sixty (60) percent
of the gross land dedicated to
active open space may have
slopes greater than five (5)
percent.
Open spaces shall have a
dedicated irrigation system.
Resource areas are exempt.

There are none of the
listed natural resources
located on the site.
However, the proposed
open space will serve
both active and passive
uses.

Yes

All proposed open space
will be accessible from
paths, sidewalks, and
roadways, both physically
and visually.

Yes

Staff notes the only
required open space per
the PUD is the multi-use
trail. However, 86% of the
provided active open space
is less than a 5% slope.
The applicant states that
landscaping will be served
by irrigation

The subject site is 9.75
60.35.15.3.E Developments greater than 10 acres in size, therefore is
not subject to this
Developments over acres in size shall dedicate
requirement.
25% of total required open
10 acres
space to active commons
areas.
60.35.15.3.F
Open space does not include The proposal does not
Exclusions
streets, driveways, parking lots, include these areas in open
buildings, buffers or vehicular space calculations.
access areas.
Approximately 42% of open
Active open space areas are
space is active nature and
60.35.15.4.A
common areas that may be
is designed to
Common Area
gathering spots, community
Square Footage rooms, play areas, overlooks, accommodate the
anticipated uses.
or any that consist of active
uses for owners, residents, or
the community at large.
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Yes

Yes

N/A

Yes

Yes

Active open space may abut a
60.35.15.4.B
Collector or greater classified
Abutting Collectors street as identified in the City’s
adopted Functional
Classification Plan, when
separated from the street by a
barrier, such as a fence or wall,
at least three
(3) feet in height.

60.35.15.4.C
Physical
Accessibility

Active open space shall be
physically accessible to all
residents of the development.

The applicant proposes a
park (Tract A) which will
abut SW Mountainside
Way, a Collector Street,
and will be separated with a
retaining a fence 4 feet in
height. The active open
space (splash pad) area
located along SW Scholls
Ferry Road is shown to be
separated from the street
by grade change and fence.

The proposed open
spaces will be accessible
to all residents of the
development.
Active open space shall include Staff notes that the
proposal is not required to
60.35.15.4.D
physical improvements to
provide any active open
Improvements enhance the area. These
space, per the PUD
improvements may include
requirements. However, the
benches, gazebos, plazas,
proposed active open
space contains a number of
picnic areas, playground
design features including
equipment, sport courts,
swimming/wading pools, indoor playground equipment,
picnic tables, benches,
clubhouse or meeting facilities, water spray areas, and a
play fields, or other items
pedestrian plaza.
permitted.
60.35.15.4.E Floor area within buildings
The proposal includes
Interior Common devoted to common uses
serving
the
residents
of
the
interior activity spaces
Open Space
development may be counted as part of their open
as Active Open Space based space plans.
on the total
floor area devoted to such
uses.
Lot 1 contains a single
mixed-use building and
Land shown on the final
development plan as common Lot 2 contains two
open space, and landscaping residential multifamily
buildings. Both of these
60.35.15.5.A-C and/or planting contained
sites will be owned and
Maintenance and therein shall be permanently
maintained by the
Ownership
maintained by and conveyed to owner of the respective
either an HOA or public agency properties. Lot 3
dedicated into perpetuity as
contains a park which
permanent through application is intended to be owned
of CC&R’s or deed restriction and maintained by
approved by the City Attorney. THPRD which is a
public agency. The
additional open space
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Yes

Yes

Yes

Yes

Yes

60.35.20
Detached
Residential
Architectural
Standards

60.35.30
Development
Bonuses and
Incentives

and plaza areas will be
owned by the owners of
the lot. As there is one
landowner responsible
for each of the three
lots, which each
contain independent
open space, an HOA
and/or CC&R’s are not
necessary to ensure
common ownership
maintenance.
Building Architecture – PUD – Detached only
The proposal does not
Architectural standards for
include detached
detached residential
residential dwellings.
N/A
developments.
Therefore, this section
is not applicable.
Development Bonuses and Development Incentive Options
PUD offers the applicants
additional standards which
can be met as incentives to
promote innovative
approaches and can lead to
reduced
open space and reduced
setbacks.

The applicant is not
seeking development
bonuses or incentives.

N/A

All relevant South Cooper Mountain Community Plan Policies are addressed within
the Conditional Use – PUD section of this staff report in response to Criterion 4.
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ATTACHMENT D

CU2020-0003
ANALYSIS AND FINDINGS FOR
CONDITIONAL USE APPROVAL
Section 40.03.1 Facilities Review Approval 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:
Facilities Review Approval Criteria Section 40.03.1.A-L
Staff has reviewed the applicable Facilities Review criteria in Attachment A to this
report. Staff cites the findings presented in Attachment A in response to the
Facilities Review approval criteria. As identified in Attachment A, above, the
proposal does meets, or can meet with conditions, applicable criteria.
Therefore, the Committee finds that the proposal meets the criteria.

Section 40.15.15.3.C New Conditional Use 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 New Conditional Use
application.
The applicant proposes 164 units of attached residential housing in the
Neighborhood Service (NS) zoning district. Attached residential housing is a
Conditional Use in the NS zone, meeting threshold 1:
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.
Therefore, staff finds the proposal meets the criterion for approval.

2.

All City application fees related to the application under consideration by the
decision making authority have been submitted.
The applicant paid the required fee associated with a New Conditional Use
application.
Therefore, staff finds the proposal meets the criterion for approval.
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3.

The proposal complies with the applicable policies of the Comprehensive
Plan.

RELEVANT COMPREHENSIVE PLAN
POLICIES
From Chapters 3, 4, 6 and 8
Chapter 3 (Land Use Element)
Goal 3.1.1 Encourage development and land use patterns that
support a variety of transportation options
Policy a. of 3.1.1 Emphasize pedestrian convenience and
safety in all developments and transportation facilities.
The applicant’s plans demonstrate compliance with all applicable
engineering standards of the City and County and Figure 10:
Community Plan Street Framework of the South Cooper Mountain
Community Plan (SCMCP), with the exception of a small segment of
a 5-foot wide curb-tight sidewalk along the southern half of Main
Street for which the applicant is requesting concurrent approval of a
Sidewalk Design Modification application. In addition to providing
convenient pedestrian connections throughout the site, along streets
and building elevations and to local open spaces, the applicant’s
plans show a required multi-use trail spanning the width of the site
along SW Scholls Ferry Road which will connect to properties to the
east and west of the subject site consistent with Figure 11:
Community Plan Bicycle & Pedestrian Framework of the SCMCP.
Furthermore, the applicant plans show multiple connections to the
multi-use trail on SW Scholls Ferry Road and to sidewalks on SW
Mountainside Way. The applicant also states that pedestrian
connection to the north have also been proposed in anticipation of the
future extension of SW Mountainside Way. The applicant’s plan also
shows a pedestrian crossing at the intersection of Main Street and
SW Mountainside Way which will provide a safe pedestrian
connection to the high school located just east of the subject site. By
complying with the above Community Plan requirements and
City/County engineering standards, the bicycle and pedestrian
connectivity within the site will operate safely and efficiently.
Additional pedestrian connections, as proposed by the applicant, will
enhance the network, providing further convenience within the
development.
Policy b of 3.1.1 Encourage development and programs that
reduce the need for vehicle use and ownership.
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The applicant states that the proposed development includes both
vertical and horizontal mixed-use and includes 84 units of multifamily
residential housing; 80 units of independent senior housing; 30,000
sq. ft. of commercial uses; a plaza for programmed events such as
markets; a public park; and play areas. The applicant explains that
this mix of uses will allow residents of the development, students at
the Mountainside High School next door, and the nearby community
to visit on foot or by bicycle, which will reduce the need for vehicle
use. The applicant has also concurrently requested reductions to
required parking for the senior multi-family building and affordable
housing component, a request that is supported by a parking
analysis. Consistent with the SCMCP goal for this site, the applicant
has anticipated transit on the site and has proposed a transit
“stop/layover” on the south side of Main Street. The applicant states
that the future extension of TriMet service to the area will provide
another alternative method of transportation. The applicant’s plans
show that the proposal includes a development that supports a variety
of uses on the site within walking distance that helps reduce the need
for vehicle use and ownership. the site but are also shown to reach
the boundaries of the parent parcel for connection to adjacent
anticipated development. The proposal offers multiple options for
pedestrian and bicycle circulations within the development.

Policy c of 3.1.1 Ensure that new development is designed to
provide safe, comfortable and direct pedestrian and bicycle
connections to and through the development, including to
reach nearby points of interest.
The applicant states that the proposed development provides safe,
comfortable, and direct pedestrian and bicycle connections from
Scholls Ferry Road to the south by way of the extension of the
multiuse trail along the southern boundary. Mountainside Way will
also include bicycle lanes which will connect with the existing bicycle
lanes on Scholls Ferry Road and will eventually extend to connect
with Strobel Road to the west. Each building on site is set close to the
sidewalk and provides a direct pedestrian connection to the public
way.
The applicant is proposing bicycle and pedestrian connections
consistent with City and County standards, where applicable,
throughout the development. These connections provide safe and
direct access to nearby points of interest, such as the anticipated park
in Tract A, splash pad and playground on Lot 3 as well as the nonresidential uses anticipated on Lot 3.
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Policy d of 3.1.1 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.
The City anticipates the extension of TriMet service to the site and
has identified the Neighborhood Service (NS) zone as one of the
zones that supports high-density development near transit. The
applicant is requesting approval of a Zoning Map Amendment to
apply the NS zone to the site.
The applicant states that the proposed development incorporates a
mix of uses, including high-density residential development, to
support the surrounding residential uses and provide alternatives to
vehicle use.

Policy j of 3.1.1 Encourage use of structured, underground,
and/or tuck-under parking for commercial, office, and
multifamily development.
The applicant states the proposed development incorporates
structured parking to support the commercial uses on the site and to
support programmed events in the plaza.

Policy k of 3.1.1 Encourage shared parking agreements in all
areas with significant volumes of surface parking lots.
The applicant states the proposed development includes three
surface parking lots; a shared parking agreement has been requested
through the provisions of Chapter 40.55 to allow the non-residential
uses on Lots 1 and 3 to share the parking provided on Lot 3 (see
PD2020-0002).

Policy l of 3.1.1 Accommodate automobile access and
parking in an efficient manner that does not detract from the
desirability of other modes.
The applicant states that great care has been taken to balance future
transit service with bicycle and pedestrian amenities to encourage the
use of alternative modes. A transit stop will be constructed in
coordination with TriMet once the final route is finalized. Parking is
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located to the rear of the residential buildings; parking reductions
have been requested to reflect the unique residential makeup of the
development. These efforts reduce the impact of parking on the site.

Goal 3.4.1 Provide effective and inclusive planning and development
review services
Policy d of 3.4.1 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.
The subject site is currently zoned Washington County–Interim
Zoning (AF20). The SCMCP designates this site as Main Street, and
one of the zones identified to implement that designation is
Neighborhood Services (NS) (R1 and R2 are the other options). The
applicant has submitted a Zoning Map Amendment application to
request that the NS zone be applied to the site (see ZMA2020-0005).
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.
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.
The subject site currently retains an Interim Washington County
zoning designation (AF-20). The applicant is proposing to apply an
existing City of Beaverton Commercial zone, Neighborhood Service
(NS) consistent with the Comprehensive Plan.

Policy e of 3.4.1 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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The applicant states, the adopted 2017 Comprehensive Plan
designation for this site is Neighborhood Center, which is within the
Commercial Centers and Corridors area. The policies of the
Commercial Centers and Corridors designation are in Chapter 3.7,
addressed below.

3.7 Commercial Centers and Corridors
Goal 3.7.1 Enhanced Commercial Centers and Corridors
Policy a of 3.7.1 Over time, new development and
redevelopment should improve accessibility and comfort for
non-auto modes, including:
i. Improving pedestrian and bicycle connections within and
between sites
ii. Enhancing or creating multi-modal connections wherever
feasible
iii. Providing direct pedestrian connections to, and amenities
near, transit stops
iv. Providing a more visually engaging and appealing street
frontage through the addition of buildings adjacent to the
street, enhanced landscaping, more pedestrian scale signage,
etc.
v. Providing safe and convenient paths for pedestrians within
large parking areas
The applicant states that the site is currently in agricultural and rural
residential use and that the proposed development will create
pedestrian and bicycle connections within the site and between the
site and the developed sites to the east and south. Once the multiuse
trail along Scholls Ferry Road has been completed, the trail network
will connect from Tile Flat Road to 185th Ave and beyond. The
applicant further explains that the development design anticipates the
extension of TriMet bus service to the site and the project team has
coordinated with TriMet regarding the ideal location and design of a
stop and layover. The anticipated transit stop will be located on Main
Street and will provide pedestrian connections to the public park and
the residences and commercial uses on the site. The proposed
buildings are adjacent to the street and provide a sense of enclosure
for pedestrians. The parking areas include protected pedestrian
walkways.
Policy b of 3.7.1 Emphasize commercial and employment
uses, and limit ground floor residential uses to preserve land
to meet the city’s employment needs.
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The applicant states that he NS zone limits the amount of residential
development to 50 percent of the contiguous land area to address this
policy and explains that the multifamily buildings west of Street B
(Buildings 2 and 3) include residential uses on the ground floor, while
the ground floors of buildings east of Street B (Buildings 1, 4, 5, 6, and
7) are in largely commercial use. The proposed development concept
provides affordable housing, which is much needed within the South
Cooper Mountain area, as well as commercial and employment uses.
Policy c of 3.7.1 Allow for housing as part of an integrated
mixed-use development, generally behind or above
commercial uses, and buffered from high-traffic roadways or
uses incompatible with residential use.
The applicant proposes a mix of uses on the subject site. Although
ground floor uses are proposed, they are oriented toward Main Street,
a Local street with a Major Pedestrian Route intended to facilitate a
more pedestrian oriented design compatible with residential use,
rather than high-traffic roadways.
The applicant also explains that the ground floor of the senior housing
building (Building 1) includes residential amenities such as meeting
rooms and leasable commercial space, which provides a buffer for
upper-level units and reflects the commercial uses proposed south of
Main Street.

Goal 3.7.4 Neighborhood Center: Provide opportunities for small-scale
commercial
development that serves adjacent neighborhoods
The following policies apply to Neighborhood Centers, in addition to
policies under Goal 3.7.1. Policies:
Policy a of 3.7.4 Limit the scale and type of non-residential
uses to ensure compatibility with surrounding neighborhoods.
The proposal includes a combination of residential and non-residential
uses. Although residential uses are a conditional use in the NS zone
and are limited to 50% of the contagious area, the applicant’s inclusion
of residential uses helps limit the scale of non-residential uses on the
site. While specific non-residential uses have not yet been identified,
the applicant notes that the NS zone applies lower height limitations
than surrounding residential zones, and therefore limits the scale of
non-residential uses. The applicant further explains that the proposed
non-residential development is modest in scale and is intended to
support, rather than overshadow, activities in the plaza in the
southeast corner of the site. The proposed uses are permitted in the
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NS zone and include retail, and office. A possible day care use is
identified in the narrative and if eventually proposed would require
separate future Conditional Use approval.

Policy b of 3.7.4 Limit or prohibit auto-oriented commercial
uses:
i. Allow limited new automotive services (e.g. gas stations,
car wash, and car repair) at a small scale where compatible
with adjacent uses and where the design of the site and
building or structure promote a quality pedestrian environment
along the street.
ii. Prohibit land-intensive vehicle sales and service uses, uses
requiring extensive outdoor storage, and large-scale
automotive services.
Major and Minor Automotive Services are subject to conditional use review.
The applicant has not submitted a request for automotive services to be
permitted on the subject site. Auto sales and rentals are prohibited in the
NS zone. The applicant states that none of these uses are proposed.
Policy c of 3.7.4 Use development standards and/or
conditional use review to address potential issues related to
compatibility of neighborhood commercial uses with adjacent
housing, including noise, access and parking.
Although specific non-residential uses are not proposed, the NS zone
permits a variety of commercial uses and some conditionally. The
residential portion of this development is permitted conditionally in the NS
zone and is reviewed for compatibility with adjacent existing and planned
uses. Property east of the subject site is developed with a high school,
property to the north and west is currently underdeveloped with residential
and agricultural uses. The property to the west and north has a land use
designation of High Density Residential and is anticipated to be developed
in a manner consistent with the intent of the applied land use designation.
Furthermore, the applicant’s proposal places the non-residential uses closer
to the southeast corner of the site, which is further from the anticipated
residential uses to the north and west. The proposed residential uses on the
site will provide a transition between the planned non-residential buildings
and potential residential uses surrounding the site.

Policy d of 3.7.4 Allow the continuation of existing residential uses
and new residential uses that are part of a mixed-use development
or support and provide opportunities for future neighborhood
commercial uses within the Neighborhood Center.
The applicant states that the NS zone permits residential uses conditionally.
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The proposed development is a mixed-use development that includes new
residential uses. These residential uses will support the proposed
neighborhood-serving commercial uses and provide a variety of housing
types in the South Cooper Mountain area.

Policy e of 3.7.4 Improve and enhance connections to adjacent
neighborhoods to make it easier and more enjoyable for neighbors
to walk or bike to the Neighborhood Center.
The applicant proposes the extension of a multi-use trail south of the subject
site along SW Scholls Ferry Road. This will significantly enhance the
pedestrian and bicycle connection to the Neighborhood Center. The
applicant states that the proposed development will also construct frontage
improvements along Scholls Ferry Road that will include striped bicycle
lanes. The intersection of Mountainside Way is signalized, which will allow
residents of River Terrace and other parts of South Cooper Mountain to
access the site safely. The applicant’s plans show connections to the north,
east, south and west of the site, enabling existing and proposed
developments to connect and access the Neighborhood Center.

Chapter 4 (Housing Element)
4.2 Housing Types
Goal 4.2.1 Provide a variety of housing types that meet the needs and
preferences of residents Policies:
Policy a of 4.2.1. 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
The applicant’s proposal includes multi-family housing with a variety
of unit sizes to meet the varying needs of individuals, groups and
families of different sizes. The NS zone has a minimum lot size of
1,000 square feet per dwelling unit for attached units and the
applicant’s proposal meets the minimum density required for the site.

Policy c of 4.2.1 Identify and research emerging housing types and
regularly consider appropriate updates to the Development Code to
allow for their development
The proposed development considers emerging housing needs by
proposing a mixed-use development which places housing intended for a
wide range of ages near various amenities within walking distance.
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Policy d of 4.2.1 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
The applicant states the Development Code for the NS zone supports
family-sized multifamily rental units by using a minimum lot size per unit
rather than a FAR calculation, which reduces the incentives to provide
smaller units.
e) Support older residents’ ability to age in place through targeted
investments that make existing housing more 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
The applicant states that the proposed development incorporates affordable
housing units for independent seniors as well as for residents and families.
The inclusion of these housing options within South Cooper Mountain
provides housing choices for different income levels and stages of life. The
applicant further explains that the site has been designed with Universal
Design considerations in mind. The applicant states that the design which
incorporates the principles of Universal Design is intended to be barrier-free
and accessible by people of all ages and abilities.

Chapter 6 (Transportation Element)
The following policies under Chapter 6 of the Beaverton
Comprehensive Plan have been identified by the applicant. Staff
notes that the more detailed assessment of proposed public facilities
is provided in findings identified to Attachment A of this report
(Facilities Review approval criteria). Staff incorporate the applicant’s
response to the following policies under Chapter 6 (citied below) in
addition to the more detailed findings prepared in response to the
Facilities Review criteria.
Goal 6.2.1 Transportation Goals and Policies
Policy a of 6.2.1. Maintain the livability of Beaverton through
proper location and design of Transportation facilities.

Written Report: October 14, 2020
SCM Main Street

CU New-10

The applicant applicant’s plans show the improvement and expansion
of SW Mountainside Way as supported by the SCMCP, as well as the
improvement of SW Scholls Ferry Road directly south of the site.
Internally to the site, the applicant proposes several Local streets,
including Main Street which has been designated as a Major
Pedestrian Route, consistent with the SCMCP.
The applicant states that these streets will be built to City and County
standards, including the required right-of- way widths to provide for
vehicular, bicycle, and pedestrian circulation. Additionally, the local
streets and pedestrian access ways have been designed to
accommodate the topography and required densities while
contributing to the on-site circulation network. Any variations from
Engineering Design Manual (EDM) standards will require City
Engineer approval through the EDM Modification process. Approval
of a land use application does not imply approval of any necessary
EDM Modifications. The applicant has also submitted a Sidewalk
Design Modification request to allow for a segment of Main Street to
have a 5-foot wide curb-tight sidewalk.

Policy d of 6.2.1. Locate and design multi-use paths to balance the
needs of human use and enjoyment with resource preservation in
areas identified on the Natural Resource Inventory Plan Map for
their Significant Natural Resource values.
The subject site does not contain any significant natural resources,
but the applicant’s proposal does include a 14-foot wide multi-use use
trail along the site’s southern frontage which will provide access to
surrounding natural resource areas. The applicant’s plans also show
pedestrian connection extend to the boundaries of the site which will
enable future connections to be made to abutting properties and
natural resource area on those sites.

Policy e of 6.2.1. Protect neighborhoods from excessive
through traffic and travel speeds while providing reasonable
access to and from residential areas. Build streets to minimize
speeding.
The applicant states Main Street incorporates additional design
features intended to complement the future park and the “main street”
nature of its location: a raised intersection table at Street B will slow
traffic and prioritize the pedestrian; most of the sidewalks are 10 ft. to
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allow for high volumes of pedestrian activity; and direct access to the
park is provided via a series of walkways.

Policy g of 6.2.1. Provide convenient direct pedestrian and
bicycle facilities to promote the health and physical well-being
of Beaverton residents, to reduce traffic congestion, to provide
commuting and recreational alternatives to the motor vehicle,
and to support local commerce.
The applicant states that each of the new streets include sidewalks;
bicycles will share the street with low-speed vehicles. The expansion
of Mountainside Way will add a sidewalk and bike lane to the west
and south side of the street adjacent to the property. The expansion
of Scholls Ferry Road will include both a striped bike lane and a
grade-separated multimodal trail that will connect to the Mountainside
School site to the east and neighborhoods to the west and south.

Goal 6.2.2: A balanced multimodal transportation system that provides
mobility and accessibility for users.
Policy a of 6.2.2 Recognize that streets are important to
community identity and provide a needed service. Implement
Beaverton’s public street standards that recognize the multipurpose nature of the street right-of-way for a combination of
utility, pedestrian, bicycle, transit, truck, auto uses, and railroad
crossings.
The applicant’s plans show right-of-way improvements consistent
with City of Beaverton street standards, with the exception of two
areas where the applicant has requested a modification or exception
be approved. The applicant’s internal street system also recognizes
the multi-purpose nature of streets by providing wide sidewalks,
sidewalks buffered by landscape strips that also serve as water
treatment facilities (LIDA) in some cases, and as mentioned
elsewhere, a raised intersection table at Street B will slow traffic and
prioritize the pedestrians as well as make the streets more welcoming
to bikers.

Policy b of 6.2.2 Provide a seamless and coordinated
transportation system that is barrier-free, provides affordable
and equitable access to travel choices, and serves the needs
of people and businesses.
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The applicant states that the development supports Beaverton’s
multi-purpose street standards as well as the expansion of the TriMet
bus system into the South Cooper Mountain area. The site has been
designed in coordination with TriMet staff to provide a future bus stop
and overlay on Main Street, which will serve the affordable housing
units as well as the future commercial development on the site.

Policy c of 6.2.2. Develop and provide a safe, complete,
attractive, efficient, and accessible system of pedestrian ways
and bicycle ways, including bike lanes, cycle- tracks, bike
boulevards, shared roadways, multi-use paths, and sidewalks
according to the pedestrian and bicycle system maps, and the
Development Code and Engineering Design Manual
requirements.
The applicant states that the proposed development includes new
pedestrian and bicycle ways and public infrastructure was designed
to the standards of Washington County and Beaverton, and in
accordance with TVF&R standards. The applicant further explains
that the proposed multi-use trail along Scholls Ferry Road has been
designed to THPRD standards. Each of these facilities will expand
the pedestrian and bicycle options for the community and are
designed to extend with future development to the north and west.
The applicants plans show safe, complete, attractive, efficient and
accessible systems of pedestrian and bicycle was are proposed, in
accordance with the Development Code and Engineering Design
Manual requirements or as otherwise approved through the
development review process (Sidewalk Design Modification) and an
Engineering Design Manual Exception.

Policy d of 6.2.2. Design sidewalks and the pedestrian access
systems to City standards to enhance walkability: complete the
accessible pedestrian network, provide safe direct access to
transit and activity centers, and provide safe crossings at
intersections with pedestrian friendly design.
The applicant states the proposed development has requested to
reduced off-street parking to accommodate additional affordable
dwelling units and allow uses with different peak periods to share the
off-street parking, explaining that this shared resource will allow the
use of the commercial plaza for other activities, such as markets and
events. The site has a connected pedestrian network along the new
streets and to and through each site. The applicant also states that
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the raised intersection at Main Street and Street B will enhance
pedestrian safety through a change in surface elevation and
materials. Staff also incorporates the findings prepared in response
to the Facilities Review section of this report.

Policy e of 6.2.2. Provide connectivity to each area of the City
for convenient multimodal access. Ensure pedestrian, bicycle,
transit, and vehicle access to schools, parks, commercial,
employment, and recreational areas, and destinations in
station areas, regional and town centers by identifying the
developing improvements that address connectivity needs.
The applicant states the Main Street development provides a
multimodal trail connection to Mountainside School to the east and
will accommodate future bus service to the South Cooper Mountain
area. The South Cooper Mountain Concept Plan has identified a
street and trail network, and the proposed development is
constructing portions of that network in addition to three local streets.
The applicant explains that these improvements will further connect
the parks, schools, and neighborhoods within South Cooper Mountain
and to River Terrace to the south.

Policy f of 6.2.2. Develop neighborhood and local connections
to provide convenient circulation into and out of neighborhoods.
Work to prevent and eliminate pedestrian and bicycle “cul-desacs” that require substantial out-of-direction travel for
pedestrians and bicyclists.
The applicant’s plans show a well-connected and distributed
circulation system in and around the development, except where
topographical conditions make the connections challenging. The
applicant explains that Street B terminates in a pedestrian facility to
the north, at its intersection with Mountainside Way and that this is
due to significant grade in that location; bicyclists will be able to
access westbound Mountainside Way by Street A when it is
anticipated to be extended in the future with development of the
adjacent parcel. Staff concurs and incorporates the findings prepared
in response to the Facilities Review section of this report

Policy g of 6.2.2. Identify specific areas within the City where
pedestrian needs and the pedestrian experience should be
given highest priority in the design of streets, parking,
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intersections, connectivity, signal controls, mapping and
signing, and other transportation facilities.
The applicant states that the subject site is likely to be the primary
employment center within the plan area and will be safely and easily
accessed from all directions by the proposed pedestrian and bicycle
network. The applicant’s plans show safe and direct access to future
transit via a sidewalk system and walkways that connect buildings to
the broader pedestrian circulation system. The applicant further
states that the construction of the Scholls Ferry Road frontage will
provide a key connection for bicyclists using the bike lane and
bicycles and pedestrians using the multimodal path. Main Street has
been identified as a Major Pedestrian Route in the SCMCP and the
applicant’s plans show general compliance with the pedestrian
oriented design goals such as wider sidewalks, buildings closer to the
street and a raised intersection to slow down traffic.

Policy i of 6.2.2. Design streets to accommodate transit while
minimizing impact to traffic flow.
The applicant states the site has been designed in consultation with
TriMet staff to accommodate a future bus/stop layover on Main Street,
in accordance with the City’s adopted policies for the South Cooper
Mountain Main Street area. The applicant’s plans show the
accommodation of a transit stop on the south side of Main Street, just
west of proposed park in Tract A. Main Street is shown to meet L1
street standards which includes parking spaces on both sides of the
street. The applicant explains that the transit stop furnishings will be
determined per TriMet policy by the level of ridership and frequency
of service.

Policy j of 6.2.2. Require developers to include pedestrian,
bicycle, and transit supportive improvements within proposed
developments and adjacent rights-of- way in accordance with
adopted policies and standards.
The applicant’s plans demonstrate that a range of pedestrian and
bicycle amenities have been proposed throughout and adjacent to the
site. As previously mentioned herein, the site has been designed in
anticipation of accommodating transit service.
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Goal 6.2.3: A safe transportation system.
Policy b of 6.2.3. Design streets to serve anticipated function
and intended uses as determined by the Comprehensive Plan.
The applicant states that the streets abutting and within the site have
been designed to the appropriate functional classification. The
applicant explains that Scholls Ferry Road is a Washington County
arterial and has been designed to those standards; Mountainside
Way is a Beaverton Collector and has been designed to those
standards; and Main Street, Street A, and Street B are local streets
and have been designed to those standards. Staff concurs and
incorporates the findings prepared in response to the Facilities
Review section of this report.

Policy d of 6.2.3. Designate safe walkway and bikeway routes
from residential areas to schools, parks, transit, and other
activity centers.
The applicant’s plan show that the subject site is located directly to
the west of Mountainside School. The proposed design includes a
protected pedestrian walkway across Mountainside Way at the Main
Street intersection, and a signalized crossing is located approximately
300 ft. to the south at Scholls Ferry Road. Staff concurs.
Policy e of 6.2.3. Construct multi-use paths only where they
can be developed with satisfactory design components that
address safety, security, maintainability, and acceptable uses.
Multi-use paths should converge at traffic-controlled
intersections to provide for safe crossing, and paths should be
separate and distant from major streets for most of their length.
Mid-block crossings for trail access, such as the Denny Road
Fanno Creek Trail crossing, will be considered as appropriate
where findings for safety are met and such crossings are
approved by the City.
The applicant states that the SCMCP identifies a multimodal trail
along the southern boundary of the site. This trail will be constructed
to THPRD standards for a multiuse path. The path crossing will occur
at the signalized intersection of Mountainside Way and Scholls Ferry
Road to the east. The applicant’s plans show the required 14-foot
wide trail along the southern boundary of the site, separated from SW
Scholls Ferry Road by a 7.5-foot-wide planter.
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Policy f of 6.2.3. Provide satisfactory levels of maintenance to
the transportation system in order to preserve user safety,
facility aesthetics, and the integrity of the system as a whole.
Policy g of 6.2.3. Maintain access management standards for
streets consistent with City, County, and State requirements to
reduce conflicts among vehicles, trucks, rail, bicycles, and
pedestrians. Preserve the functional integrity of the road
system by limiting access per City standards.
The applicant states that site transportation infrastructure has been
designed in conformance with City and County access management
standards and designed to the City’s requirements to support
maintenance.

Policy h of 6.2.3. Ensure that adequate access for emergency
services vehicles is provided throughout the City.
The applicant states that the development has been designed in
consultation with TVF&R. A service provider permit from TVF&R is
included in the applicant’s materials. The applicant’s plans also show
an emergency vehicle only access from Scholls Ferry Road along the
site’s western boundary.

Goal 6.2.4: An efficient transportation system that reduces the
percentage of trips by single occupant vehicles, reduces the number
and length of trips, limits congestion, and improves air quality.
Policy a of 6.2.4 Develop an energy efficient transportation
system.
The applicant states the proposed development includes both
horizontal and vertical mixed-uses, which supports walking and biking
to meet daily needs. The site design also includes multimodal access
in the form of sidewalks and pedestrian walkways, bike infrastructure,
and a multiuse path along the southern boundary. The site has been
designed to accommodate future TriMet bus service to the area,
which will further support multimodal access to and within South
Cooper Mountain. The applicant’s proposal which includes various
uses within close proximity to each other as well as direct access to
pedestrian and bicycle facilities support an energy efficient
transportation system.
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Policy c of 6.2.4 Limit the provision of parking to meet regional
and State standards.
The Development Code provides opportunities to request parking
reductions and to share parking. The applicant has requested to
reduce the parking required for the senior residential building on Lot
1, the parking on Lot 2, and has requested to be able to locate
required commercial parking all on one lot (Lot 3). The applicant
states that the proposed commercial development includes structured
parking to accommodate the parking requirements of the commercial
uses as well as minimize the impact of that parking on the surrounding
streetscape.

Policy g of 6.2.4 Plan land uses to increase opportunities for
multi-purpose trips (trip chaining).
The subject site’s land use designation supports the NS zoning
district. The NS zoning district permits a variety of non-residential
uses outright while also conditionally permitting residential uses. The
applicant has requested to apply the NS zone to the site and
proposes a mixed-use development, encouraging more trips to occur
locally.

Policy i of 6.2.4 Support mixed-use development in
appropriate locations and encourage local job creation in order
to reduce the number of locally generated regional commuting
and shopping trips.
The applicant states that the Main Street land use designation and
NS zoning designation encourage mixed-use development as well as
neighborhood-scale retail and service to support the South Cooper
Mountain community. The proposed development includes
residential and commercial uses, which will support and promote trip
chaining as well as alternative modes of transportation.

Policy j of 6.2.4 Coordinate with TriMet and other agencies to
implement transit improvements concurrent with roadway
improvements, to improve access and frequency of service, to
provide parking as appropriate at transit centers, and to
increase ridership and service area. Encourage development
of regional high capacity transit, including light rail transit,
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streetcar, and commuter rail.
Extension of transit services to the South Cooper Mountain
Community Plan area is anticipated. The applicant states the site has
been designed in collaboration with TriMet staff to ensure it can
accommodate a future bus stop/layover that meets TriMet’s
operational needs. Bicycle and pedestrian access to the bus stop is
provided through a sidewalk and bicycle facility network to be
constructed with the street and site infrastructure.
Goal 6.2.5: Transportation facilities that serve and are accessible to
all members of the community. Policies:
Policy a of 6.2.5 Construct transportation facilities, including
access to and within transit waiting areas, to meet the
requirements of the Americans with Disabilities Act.
The applicant states that the site has been designed in accordance
with Universal Design principles, which focus on designing
communities that are accessible to all community members. The
applicant further adds that the site improvements and future bus
stop/layover will be accessible to all users and will meet the
requirements of the ADA. Staff notes that the proposal will be required
to comply with Americans with Disabilities Act (ADA) standards which
will be evaluated at the time of Building and Site Development permit
review.
Chapter 8 (Environmental Quality and Safety Element)
8.4.1. Goal: Create and protect a healthy acoustical environment
within the City.
Policies:
Policy a of 8.4.1 Noise impacts shall be considered during
development review processes.
Action 1: Adopt and implement appropriate design standards
for development permits for all commercial, industrial, high
density, mixed use and transportation projects, and others as
appropriate. Development applications should be required to
demonstrate compliance with applicable noise level standards.
Means of meeting the design standards might include, but are
not limited to:
• Use of year-round landscape elements that absorb parking
lot and street noise.
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• Use of underground parking.
• Use of extra-thick windows.
• Facades constructed of materials that help to absorb sounds.
• Pervious surface landscape and parking lot materials that
absorb sounds.
• Use of building materials that aid in the reduction of sound
traveling through common floors
and walls.
• Dampers on heating and cooling equipment.
The applicant’s plans demonstrate general compliance with adopted
design standards and guidelines such as landscaping around parking
lots and buildings and placing a portion of the parking within a
structure. Furthermore, staff notes that the proposal will be required
to comply with applicable Building Code requirements.

Policy b of 8.4.1 The City shall comply with EPA and DEQ
noise standards.
The applicant states the proposed development will comply with all
applicable noise standards of the City’s Municipal Code.

RELEVANT SOUTH COOPER MOUNTAIN COMMUNITY PLAN POLICIES
Facts and Finding in response to Section 60.35.25 of the Development
Code and in response to Approval Criterion No. 3 of New Conditional Use

Land Use Implementation Policies
Policy 1. The City shall adopt a Land Use Map as part of the
Community Plan that establishes initial comprehensive plan
map designations for the South Cooper Mountain Community
Plan Area.
The applicant refers to Figure 7: Community Plan Land Use Map that
establishes Comprehensive Plan map designations for the SCMCP
area. This map assigns a Main Street land use designation to this
site. Subsequent to the SCMCP adoption the City in 2017 updated
their Comprehensive Plan Land Use Designations and removed the
Main Street designation, as part of that process the subject site’s
designation was changed to Neighborhood Center. The applicant
proposes the Neighborhood Service zoning district which implements
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the Neighborhood Center land use designation and is therefore
consistent with Policy 1.

Policy 2. Washington County zoning, as administered by the
City, shall remain in place until new City zoning is applied.
The site is currently zoned Interim Washington County AF-20. Zoning
in compliance with the South Cooper Mountain Community Plan Land
Use designation is requested concurrently with this application.

Policy 3. Zoning may be applied through initiation by the City
or as requested by an applicant. Zoning and development
review applications may be requested concurrently. The mix of
zones applied to a given development site shall be generally
consistent with the assumed mix of zones shown in Table 2.
Deviation of up to 10 percentage points may be allowed from
the mix shown in Table 2 (e.g. if the mix shown is 30/70 then
the deviation may be between 20/80 and 40/60). The
percentage shall be calculated based on gross site acres.
The applicant has requested the application of City zoning to the site.
The Zoning Map Amendment application has been submitted
concurrently with ADJ2020-0002 Major Adjustment – Affordable
Housing, CU2020-0002 Conditional Use – PUD, CU2020-0003 New
Conditional Use, DR2020-0067 Design Review Three, LD2020-0007
Preliminary Partition, PD2020-0002 Parking Determination, and
SDM2020-0004 Sidewalk Design Modification. The applicant
proposes to apply NS zoning to the entirety of the site, consistent with
Table 2: Land Use Designations and Capacity Estimates. Staff finds
the applicants proposal consistent with Policy 3.

Policy 4. Amendments to the boundaries of Land Use Map
designations may be proposed as individual requests prior to
development, or simultaneously when development is
proposed. This policy is intended to provide a means for the
Land Use map and zoning to be aligned with site-specific
condition, and the placement of roads, housing densities,
parks, schools and other development that will occur
incrementally over time.
The applicant states no amendment to the boundaries of the Land
Use Map designations is requested. Staff finds that Policy 4 is not
applicable.
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Policy 5. All Land Use map amendments will be required to
demonstrate consistency with all policies in the South
Community Plan in addition to applicable Comprehensive Plan
policies, Development Code requirements, and other
applicable regulations. In addition, amendments to the Land
Use Map will provide a mix of land use designations and
opportunities for a variety of housing types. The goal of this
policy is to ensure that South Cooper Mountains’
neighborhoods and livability are enhanced by variety in the
type and design of housing.
The applicant stated that no amendment to the boundaries of the
Land Use Map designations is requested. Staff finds that Policy 5 is
not applicable.

Policy 6. The City will support efforts by THPRD and
Beaverton and Hillsboro School Districts to find, acquired and
develop appropriate sites for neighborhood parks and
elementary schools within the Community Plan area.
c. Neighborhood Park:
i.
Two to four acres per neighborhood park of unconstrained,
relatively level land for active recreation facilities
ii.
Good frontage on a local street or Neighborhood Route
with on-street parking
iii.
Good connections to trails
iv.
Focal points for neighborhoods, with walkable catchment
areas
v.
Co-location adjacent to a school is highly desirable
The applicant states the proposed park is 0.26 acres in area and
would be classified as an Urban Plaza or Pocket Park due to its size
and location. The applicant further explains that though not a
Neighborhood Park, it has frontage on a local street (Main Street) with
on-street parking and is connected to the Community Trail along
Scholls Ferry Road by the sidewalk along Mountainside Way as well
as an internal sidewalk connection to the plaza area to the south. The
applicant states that the park is intended to be a focal point for this
mixed-use neighborhood and its residents and visitors. Finally, the
park is located directly to the west of Mountainside High School.
d. Elementary Schools:
i.
Eight to ten acres of unconstrained, relatively level land
per elementary school
ii.
Good access from Neighborhood Routes or Collector
roads
iii.
Generally not adjacent to an arterial road
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iv.
v.

Focal points for neighborhoods, centrally-located within
walkable attendance areas
Opportunities to co-locate schools adjacent to parks
should be sought

The SCMCP designates this site as Main Street; intended to include
small-scale retail and service to adjacent neighborhoods along with
some medium to high density housing. The SCMCP does not identify
an elementary school within this site, and the applicant states that no
elementary school is proposed within this PUD. Staff finds Policy 6
is not applicable to the subject site.

Neighborhood and Housing Policies
Policy 1. Development shall contribute to creating walkable
neighborhoods. This policy is implemented by demonstrating
consistency with the neighborhood design principles listed
below:
a. Clear focal points shall be provided. Focal points include but
are not limited to: parks, schools, community gathering
spaces, neighborhood services (i.e. day care), scenic
viewpoints, and/or natural areas that are visually and
physically accessible to the public. Residential developments
shall provide at least one focal point per 40 acres of gross site
area. The decision-making authority may require additional
focal points or require provision of a focal point for smaller
sites in order to ensure that all neighborhoods have at least
one focal point or to ensure cohesiveness and legibility
among adjacent developments.
The applicant states that the site is 9.75 gross acres in size and one
focal point is required. The proposed development includes a 0.26acre public park adjacent to Main Street, which connects to a plaza
area that can be programmed with food carts, a Farmers’ Market, and
other activities. These areas are both visually and physically
accessible to the public.
Staff finds that the proposal meets
Neighborhood Housing Policy 1.a.
b. A network of walkable blocks and trails, consistent with the
Transportation Framework Plan and the Bicycle and
Pedestrian Framework Plan, shall be provided.
The applicant states that the Transportation Framework Plan and
Bicycle and Pedestrian Framework Plan identify two facilities for the
site: the extension of a Collector Road (Mountainside Way) and
continuation of a multi-use trail along the site frontage. The applicant
also states that the site is divided into 4 “blocks” of less than 150 ft.
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in length to create a walkable mixed-use district. Staff finds that the
proposal meets Neighborhood Housing Policy 1.b.
c. The orientation of streets, blocks, development and/or trails
shall be planned so the natural areas are not “walled off” but
rather are as physically and visually accessible to the public as
practicable.
The subject site does not contain any identified natural areas. The
applicant states a park has been designed to incorporate existing
mature sequoia and sweet gum trees and provide both physical and
visual access to the public. The applicant’s plans show the park is
located along Main Street, both visually and physically accessible.
Staff finds that the proposal meets Neighborhood Housing Policy 1.c.
d. The provision of parks shall be coordinated with the Tualatin
Hills Park and Recreation District.
The applicant states that the design of the multiuse trail along Scholls
Ferry Road and the park have been coordinated with THPRD. The
applicant is in discussions with THPRD regarding the transfer of the
0.26-acre public park to THPRD for ownership and maintenance.
Staff finds that the proposal meets Neighborhood Housing Policy 1.d.

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.
The applicant states that multifamily residential housing is proposed
in 3 buildings on the site: Building 1 includes 80 independent senior
living apartments and Buildings 2 and 3 include 42units each for a
total of 164 units. The applicant further explains that twelve (12) of
the units will be affordable to households earning 30 percent of area
median income (AMI); the remaining 152 units will be affordable to
households earning 60 percent of AMI. The applicant states that
these housing types will add to the variety and diversity of the
residential options in South Cooper Mountain and provide housing for
people of various incomes and life stages to live in the same
neighborhood. Staff notes that Section 60.35.25 (PUD standards)
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also refers to Policy 2 and identifies the numerical requirement based
on the parcel size. These standards are identified below.
e. 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 (gross) 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.
f.

Housing Types include:[…] – several types identified.
i.
Standard Lot Single Family
ii.
Small Lot Single Family
iii.
Compact Detached Housing & Cluster Housing
iv.
Accessory Dwelling Unit with Single Family Detached
Dwelling
v.
Alley-Loaded Dwelling
vi.
Duplex
vii.
Triplex & Fourplex
viii.
Townhouse/Townhome
ix.
Multi-Family
x.
Live/Work, only permitted in the NS zoning district

g. 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.
h. For developments utilizing the Standard Lot Single Family
housing type (Section 60.35.25.1.A.3.b.i.) and not utilizing the
Small
Lot
Single
Family
housing
type
(Section
60.35.25.1.A.3.b.ii), the lot size for Standard Lot Single 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.
The subject site is less than 15 acres in size and therefore requires
only one housing type. The applicant proposes all housing to be multifamily. As the applicant has provided the required variety of housing
types, staff finds that the proposal meets Neighborhood Housing
Policy 2.

Policy 3. The City will support efforts to provide affordable
housing in South Cooper Mountain. The City will evaluate the
feasibility of pro-active involvement in affordable housing
projects and supportive programs benefiting South Cooper
Mountain.
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The applicant states that the proposed development includes
affordable housing and that the City has been pro-actively involved in
the project design and has been supportive of the inclusion of
affordable housing. Therefore, staff find that the proposal meets
Policy 3.

Main Street Policies
Policy 1. Plan the Main Street area to provide local shopping
opportunities. Main Street should complement and not
compete with larger centers such as Progress Ridge.
The applicant states that the proposed development includes
approximately 29,802 square feet of non-residential/commercial
space (office, retail, or neighborhood services) designed to serve
local users. It is not intended to compete with larger shopping centers.
Staff concurs and finds that the proposal meets Policy 1.

Policy 2. Ensure that the Main Street area is designed as a
pedestrian-oriented center that also provides for excellent
accessibility by car and bicycle.
The applicant states that the Main Street area is designed to activate
the east/west “Main Street” by locating a park and an outdoor play
area adjacent to the street on the south and activate the north and
western portions of the street with multifamily uses and ground-floor
resident amenities. Main Street is designed to prioritize the pedestrian
using a raised intersection in the center of the site adjacent to open
space, residential and commercial uses. Staff find that the proposal
includes a Main Street area that is designed in a pedestrian-oriented
center that also provides vehicular and bicycle access.
Policy 3. Ensure that the Main Street area is designed to have
a complementary relationship with the adjacent High School
and associated civic and recreational uses. Access and
pedestrian routes should be coordinated. Uses within the Main
Street should support the school district’s policies for healthy
food choices and active lifestyles.
The applicant states that the development team has been
coordinating with the Beaverton School District. The applicant
explains that though Mountainside High School is a closed campus,
students will be able to visit the parks and uses before and after
school and on weekends. The continuation of the multi-use trail and
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construction of bike lanes on Mountainside Way and Scholls Ferry
Road fill in gaps in the bicycle and pedestrian network and provide
options for students attending the school. The applicant’s also show
a marked pedestrian crossing at the intersection of Main Street and
SW Mountainside Way, which will be required to include enhanced
safety features, such as a Rectangular Rapid Flashing Beacon or
similar treatment as approved by the City Transportation Engineer,
which will provide an additional connection from the high school the
Main Street site. Although specific non-residential uses have not yet
been identified staff finds that the location of the park, plaza and
commercial building along Mountainside Way complement the
adjacent school and are easily accessible. Therefore, staff finds the
policy is met.

Policy 4. The design of the Main Street area should follow
these principles:
a. Land uses and circulation should be organized into a
series of walkable blocks.
The applicant states that the site is organized into 4 blocks by a new
east-west Main Street and new north-south connection. Main Street
sidewalks are a 10 ft. wide, with the exception of the area directly
adjacent to the park, for which the applicant is requesting approval of
through a Sidewalk Design Modification in order to preserve existing
mature trees. Street B south of Main Street is designed to terminate
in a public pedestrian plaza. Pedestrian connections are provided to
each building entrance from the sidewalk. Staff finds the land uses
and circulation on site are organized into walkable blocks. Therefore,
staff finds the policy is met.
b. Buildings should be oriented to the street along key
routes. The City should consider tailored building
orientation standards so that the storefront character is
continuous along the most active edges of the blocks.
The applicant states that Main Street is designated as a Class 1 Major
Pedestrian Route, and the buildings are oriented toward Main Street
to provide a continuous setback. The applicant explains that the park
at the eastern end of Main Street is somewhat below grade and
provides visual relief and both visual and physical access to visitors.
The applicant further explains that a pedestrian walkway through the
park connects with the plaza in the southeastern corner of the site,
adding that the commercial buildings in the southeastern corner of the
site engage with Scholls Ferry Road and Mountainside Way to
provide a sense of enclosure and respond to the Mountainside High
School development to the east. Staff notes that the proposed
development on the site creates multiple street frontages. The
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applicant’s plans show Building’s 1, 2 and 3 line the designation Class
1 Major Pedestrian Route, setting a continuous character along the
street. The park at the corner of Main Street and Mountainside Way,
though not a building, is an active space which will contribute to the
desired activation of key routes. Therefore, staff finds the policy is
met.
c. Mixed use buildings, 2 stories and taller, are encouraged.
The applicant states that the site consists of both single-purpose and
mixed-use buildings, and the site itself is a horizontal mixed-use
development. The applicant explains that Building 1 is 4-story mixed
use building that includes 80 independent senior dwelling units and
4,055 sq. ft. of leasable non-residential space. Buildings 2 and 3 are
multifamily buildings consisting of 3 stories on the north (uphill) side
and 4 stories on the south (downhill) side to accommodate changes
in grade; the buildings contain 42 units each and with resident
amenities on the ground level to activate the street. The southeast
quadrant of the site consists of non-residential buildings and a plaza
which is intended to be programmed for community events. The nonresidential buildings range in height. Staff finds the proposal includes
mixed-use and multi-level buildings.
d. Future transit should be anticipated and accommodated.
The applicant states that the development team has been
coordinating with TriMet throughout site design to ensure that a future
bus layover area can be accommodated on-site when transit service
is extended o South Cooper Mountain. Staff finds that the applicant’s
plans show a proposed bus layover location, therefore the policy is
met.
e. Public gathering spaces should be accommodated
through a plaza, festival street, or parking area that can
be converted to Saturday-market type use during
community events.
The applicant’s plans show a hardscaped plaza is proposed on Lot 3.
The applicant states that the plaza is activated by buildings on all
sides and is designed to accommodate pedestrians, bicyclists,
vehicles, and spillover seating from the adjacent commercial uses.
The applicant explains that the plaza can be closed to vehicular traffic
and is expected to be programmed with community events that could
include a Farmers’ Market, movies, festivals, and other events. Staff
finds that the proposal includes a gathering space that can be
converted for a variety of uses, therefore the policy is met.
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Transportation / Street Policies
Figure 10: Community Plan Street Framework Map.
The applicant states that the proposed transportation network has
been designed to be consistent with the connections illustrated in
Figure 10. The applicant explains that the proposal contains the
north-south Collector (Mountainside Way) from SW Scholls Ferry
Road to the northern site boundary, as well as internal local streets
for circulation. Staff finds two streets abutting the subject site are
identified in Figure 10; SW Scholls Ferry Road (Arterial) to the south
and SW Mountainside Way (Collector) to the east. The applicant has
proposed to improve these streets at their intended locations.
Street Policy 1. Community Plan Street Framework and
Comprehensive Plan Chapter 6.
The Beaverton
Transportation System Plan and Washington County
Transportation System Plans will be updated consistent with
Figure 10 and will be the controlling documents for
transportation planning. Should conflicts arise between the
maps in Chapter 6 of the City’s Comprehensive Plan and the
maps in this document, those in Chapter 6 shall prevail.
The applicant’s plans show the proposed transportation network has
been planned in accordance with Figure 10 and Comprehensive Plan
Chapter 6 Transportation. The applicant states that Mountainside
Way will be widened to its full cross-section and extended to the
northern boundary of the site. The applicant states that all streets
have been designed in accordance with the City’s EDM (except in
cases where exceptions are requested) and follow the
Comprehensive Plan. Staff finds that the proposal meets Street Policy
1.
Staff finds Street Policies 2 through 4 are applicable to public
agencies and other portions of the SCMCP and are not specifically
applicable to the proposed development.

Street Policy 5. The new north-south Neighborhood Collector
road from SW Scholls Ferry Road through the Community Plan
area is intended to provide connectivity through the
Community Plan area.
The applicant states that the new north-south Neighborhood
Collector, now an existing street named Mountainside Way, will be
widened to its full cross-section and extended to the northern property
line of the site for future extension to the west. Staff find that the
proposed development includes the improvement and extension of
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SW Mountainside Way to the boundary of the site. Therefore, staff
find the policy is met.
Street Policy 6. North of SW Scholls Ferry Road, this new
collector shall serve as the Main Street area of South Cooper
Mountain. The Main Street section of this Collector road shall
be designated as a Major Pedestrian Route. Pedestrianoriented features appropriate to a Main Street and features
that encourage cars to travel more slowly through the Main
Street area should be emphasized in design of the road.
Mountainside Way forms the eastern and future northern boundary of
the subject site. The applicant states that the new east-west Main
Street provides access to the site from Mountainside Way and has
been designated as a Class 1 Major Pedestrian Route. The applicant
further explains that the Main Street cross-section includes 10-ft.
sidewalks and traffic calming features to prioritize the pedestrian. And
that these features include raised crosswalks at the intersection
between Main Street and Street B and special paving treatment. The
applicant further explains that buildings and active spaces are
brought close to Main Street to activate the street and provide a sense
of safety and enclosure. Staff find the proposal includes a Main Street
section that is designated as a Major Pedestrian Route and that
pedestrian-oriented features appropriate to a Main Street and
features that encourage cars to travel more slowly through the Main
Street area are included. Therefore, staff find the policy is met.

Street Policy 7. The alignment of the North-South Collector
shall account for, and not preclude, future extension to the
west to SW Grabhorn Road and south to serve Urban Reserve
6C.
The applicant states that the proposed alignment of the north-south
collector closely follows the alignment illustrated in Figure 10 and
does not preclude future extension to the west or the south. Staff
concur and find that the proposal meets the policy.

Bicycle and Pedestrian Framework Map / Policies
Figure 11: Community Plan Bicycle and Pedestrian Framework Map.
Figure 11 identifies a multi-use trail along SW Scholls Ferry Road,
south of subject site. The applicant is proposing to construct the
required on-street multi-use trail, as identified in Figure 11.
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Additionally, all streets will contain sidewalks and bike lanes where
required. On Local streets bike lanes may be combined with traffic
travel lanes, consistent with EDM standards. Staff finds that the
proposal is consistent with Figure 11.
Policy 1. Bicycle and Pedestrian Crossings: While the location
and design of specific crossing points will be determined
through further site-specific engineering evaluation, safe,
protected pedestrian crossing opportunities should be
provided near important pedestrian destinations, such as the
future high school site, when a need is demonstrated and such
crossings can be appropriately and safely designed and
located, as determined by an engineering-level safety
analysis.
The applicant states that a pedestrian crossing has been coordinated
with Beaverton School District on Mountainside Way. The applicant
explains that a marked crosswalk and pedestrian refuge island will
provide a protected crossing for students and others traveling to and
from the high school from the west. Staff finds that the proposal meets
Bicycle and Pedestrian Policy 1.

Policy 2. Trails: Trails within the Community Plan area shall
be provided as shown on Figure 11; however, the City may
permit flexibility to adapt to site specific conditions and
ownerships provided the conceptual network in Figure 11, or
equivalent, is provided.
e.
f.
g.
h.

Stream Corridor Trails
Trails through Resource Areas
School to School Trail
Western Edge Trail

Figure 11 identifies a community multi-use trail along the site’s
southern boundary. The applicant’s plans include the required multiuse trail along the SW Scholls Ferry Road frontage. The applicant is
proposing to construct the multi-use trail, as identified in Figure 11.
Staff finds that the proposal is consistent with Figure 11. Staff finds
that the proposal meets Bicycle and Pedestrian Policy 2.

Resource Protection and Enhancement Policies
Figure 12: Natural Resources in the Community Plan area map.
Figure 12 identifies the natural resources within the community plan
area. There is also the adopted Local Wetland Inventory (LWI) that
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provides additional information about the identified wetlands/probable
wetlands. For the proposed development, the applicant’s natural
resource assessment identified several of the resources in Figure 12
of the SCMCP. These resources include Wetland/Probable Wetland,
Riparian & Wetland Buffers, and Streams.
Policy 1. Locally significant wetlands and protected riparian
corridors within the Community Plan area shall be protected
and enhanced, consistent with local, state, and federal
regulations.
Policy 2. Development adjacent to significant natural resource
areas shall be designed to provide visual and/or physical
access to the resource area and limit continuous rear lot line
edges abutting a significant natural resource through one or
more of the following treatments of the open space edge:
d.

e.

f.

Parallel trail along the edge of the vegetated corridor
with access points from adjacent points from adjacent
roads and community focal points;
Local streets that run adjacent to the edge of the
vegetated corridor, without development between the
street and the vegetated corridor; or
Neighborhood parks, pocket parks, schools and similar
uses that connect to the resource area and provide
breaks between developed areas abutting the resource.

The applicant states that there are no significant natural resources on
the site. A wetland delineation approved for the site in August 2016
identified a 0.31-acre wetland adjacent to the Mountainside Way
north-south extension. The applicant explains that Mountainside Way
was subsequently constructed by the Beaverton Hight School project
to the east and as a result, a request for an amendment to the wetland
delineation was submitted in December 2016. The applicant state’s
that the DSL issued a revised wetland delineation report for the site
on January 12, 2017, confirming that there are no wetlands remaining
on site. The applicant submitted a copy of the Revised Wetland
Delineation Report dated January 12, 2017 which states, “Within the
study area, no wetlands or waterways were identified.” No other
mapped resources are identified on the subject site. Staff finds that
the Resource Protection and Enhancement Policies 1 and 2 are not
applicable to the subject site.

Urban Forestry Policies
Staff notes that Policy 1 under Urban Forestry is policy direction for the city and
not the applicant.
Policy 2. Tree planting already required by City regulations
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(e.g. landscaped areas, street trees) shall be maximized as a
method to increase the tree canopy in the Community Plan
area.
No significant individual trees or historic trees exist on the site. The
site does contain Community Trees on the project site. Sheet L1.00
includes the Tree Data Table, which identifies attributes including
DBH, condition of the trees, and whether they will be removed. The
applicant’s plans show adequate landscaping is proposed on site as
well as street trees. Staff finds that the proposal meets Urban Forestry
Policy 2.
Policy 3. Regionally Significant Upland Habitat within the SCM
Community Plan area shall be protected through application of
the City’s existing tree protection standards and incentives for
Habitat Benefit Area preservation, as appropriate.
Figure 12 does not identify any Regionally Significant Upland Habitat
on the site. Therefore, staff find that Urban Forestry Policy 3 is not
applicable to the subject site.

Scenic Views / Corridors Policies
Policy 1. The city will encourage protection of view corridors
for the enjoyment of adjacent neighborhoods and the broader
community on lands that currently offer views of the Chelalem
Ridge. Viewpoints should provide seating and space for
passerby and should provide for the permanent protection of
the view through measures such as easements. Techniques
for view corridor preservation may include:
e.
f.
g.
h.

Streets that “T, stub, or curve at a location offering a
viewpoint, with a break between buildings;
Neighborhood or pocket parks situated to offer a
viewpoint;
Gaps between buildings with small seating areas
adjacent to the sidewalk; and/or
Limitations on building heights down-slope from a
viewpoint.

The applicant states that the proposed development slopes
downward from north to south towards Scholls Ferry Road, explaining
that the site plan provides view opportunities by positioning the
buildings north of Main Street to take advantage of the grade and
provide views to the north and south. The applicant’s plans show
Building 1 is adjacent to a park to the south and non-residential
buildings beyond that vary in height. The applicant also add that the
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splash pad/open space area provides unimpeded views to the south,
and the plaza provides an opening on the southern edge to allow
views and exposure to the south. Staff finds the applicant’s plans
show breaks between buildings, varying heights and open spaces
such as parks and plazas that provide unobstructed viewpoints.
Therefore, staff find the policy is met.

Rural Edges and Transitions
Policy 1. SW Tile Flat Road Landscape Buffer. Require that
development abutting SW Tile Flat Road provide a landscaped
buffer with trees and shrubs that provide a visual screen for
adjacent rural uses.
The subject site does not abut SW Tile Flat Road and is therefore not
subject to this requirement. Staff finds that the Rural Edges and
Transitions Policy 1 is not applicable to the development.

Infrastructure Provision (relevant policy is 7)
Staff notes that the Infrastructure Provision policies 1-6 are policies intended
for the city and not the applicant.
Policy 7. Alignment for new water and sewer. In identifying
specific alignments for new water and sewer infrastructure,
impacts to natural resources shall be avoided or minimized to
the extent possible.
The applicant states the proposed water and sewer alignments are
located within existing and proposed public and private rights-of-way.
The site does not contain natural resources and no impacts are
proposed. Staff concur and find that the proposal meetings
Infrastructure Provision Policy 7.
In summary of the above, staff finds the proposal to comply with the
applicable policies of the Comprehensive Plan for supportive findings
in response to Criterion No. 3 of New Conditional Use approval. Staff
also refer to corresponding conditions identified in Attachment J that
will be necessary to effectively implement applicable policies.
Therefore, staff finds that by meeting Conditions of Approval, the
proposal meets the criterion for the approval.
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4.

The size, dimensions, configuration, and topography of the site and natural
and man-made features on the site can reasonably accommodate the
proposal.
The applicant proposes a combination of residential and non-residential buildings.
The applicant states that the site is 9.75 acres in area, which is adequate to provide
both the residential and non-residential uses desired by the Main Street
designation and the NS zone. The applicant further explains that the proposed
residential uses are located in the northern portion of the site to preserve the key
Scholls Ferry Road frontage for non-residential uses, which require greater
visibility. The residential buildings are located adjacent to Main Street, which is a
low-traffic local street more appropriate for residential development. Each of the
proposed blocks is approximately 2 acres in area, which is adequate to
accommodate the residential uses and associated parking as well as the nonresidential uses, open space, and plaza proposed for the southeast corner of the
site. Staff find the site can reasonably accommodate the proposed development.
Therefore, staff finds that the proposal meets the approval criterion.

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.
The applicant states that the site abuts a residential and agricultural site (Blackbird
Farms, or the Edmonds property) to the west and north and Mountainside High
School, an institutional use, to the east. The site is bounded on the south by Scholls
Ferry Road, and agricultural uses beyond. The existing zoning of the site to the
east and the anticipated zoning of the site to the west and north is R1 Residential
Urban High Density District. The applicant further explains that the proposed
residential uses on the subject site are located on Lots 1 and 2, which form the
northern and western portion of the site. The applicant states that Building 1, which
is closest to the high school, incorporates ground-floor non-residential uses to
provide a transition from the activity of the high school to the east and the proposed
multifamily uses to the west. Tract A is proposed as an urban park, which provides
a further buffer between Building 1 and the higher level of activity anticipated on
Lot 3. Future development of the site to the north and west under are anticipated
to develop within the R1 zoning designation which provides density at the same
rate as the NS zone. The applicant further states that the site has been designed
in accordance with the South Cooper Mountain Community Plan, which identifies
transportation infrastructure and general development densities and types for the
subject property as well as the properties immediately adjacent. And that the
proposed development will be reasonably compatible with and will not limit the
appropriate development of adjacent properties. Staff find the proposed location,
size and functional characters of the proposal are reasonably compatible with and
have minimal impact on the livability, uses and development of the surrounding
existing and potential uses of the surrounding area.
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Therefore, staff finds that the proposal meets the approval criterion.

6.

Applications and documents related to the request, which will require
further City approval, shall be submitted to the City in the proper sequence.
The applicant has submitted this New Conditional Use (CU2020-0003) application
in association with the following land use applications; ADJ2020-0002 Major
Adjustment – Affordable Housing, CU2020-0002 Conditional Use – PUD, DR20200067 Design Review Three, LD2020-0007 Preliminary Partition, PD2020-0002
Parking Determination, SDM2020-0004 Sidewalk Design Modification and
ZMA2020-0005 Zoning Map Amendment. The New Conditional Use (CU20200003) application is dependent upon approval of all the concurrently submitted
applications, therefore staff recommend a condition of approval that the above
listed application be approved in order for CU2020-0003 to be approved.

Therefore, staff finds that by meeting the Conditions of Approval, the proposal
meets the criterion.

RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of CU20200003 SCM Main Street subject to condition identified in Attachment J.
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ATTACHMENT E

DR2020-0067
ANALYSIS AND FINDINGS FOR
DESIGN REVIEW THREE APPROVAL
SCM Main Street

Section 40.03.1 Facilities Review Approval 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:
Facilities Review Approval Criteria Section 40.03.1.A-L
Staff has reviewed the applicable Facilities Review criteria in Attachment A to this
report. Staff cites the findings presented in Attachment A in response to the
Facilities Review approval criteria. As identified in Attachment A, above, the
proposal meets Criteria A-L, and therefore meets the criterion for approval.
Therefore, the Committee finds that the proposal meets the criteria.
Section 40.20.05. Design Review Applications- 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.
Section 40.20.15.3.C Approval Criteria: In order to approve a Design Review Three
application, the decision making authority shall make findings of fact based on evidence
provided by the applicant demonstrating that all the following criteria are satisfied:
1.

The proposal satisfies the threshold requirements for a Design Review Three
application.
The applicant proposes 164 attached residential dwelling units in three buildings
with associated site improvements, as well as approximately 29,802 gross square
feet of non-residential floor area. The proposal meets the threshold for a Design
Review Two application, however, the applicant has chosen to address a
combination of Design Guidelines and Standards, thereby meeting Threshold 8 of
a Design Review Three.
8. A project meeting the Design Review Two thresholds which does not meet
an applicable design standard.

Therefore, staff find that the proposal meets the criterion for approval.
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2.

All City application fees related to the application under consideration by the
decision making authority have been submitted.
The applicant paid the required fees for the Design Review Three application.
Therefore, staff finds that the criterion is met.

3.

For proposals meeting Design Review Three application thresholds
numbers 1 through 6, the proposal is consistent with all applicable
provisions of Sections 60.05.35 through 60.05.50 (Design Guidelines).
This proposal meets Design Review Three Threshold No. 8, therefore this criterion
is not applicable.
Therefore, staff finds the criterion not applicable.

4.

For additions to or modifications of existing development, the proposal is
consistent with all applicable provisions of Sections 60.05.35 through
60.05.50 (Design Guidelines) or can demonstrate that the additions or
modifications are moving towards compliance of specific Design Guidelines
if any of the following conditions exist:
a. A physical obstacle such as topography or natural feature exists and
prevents the full implementation of the applicable guideline; or
b. The location of existing structural improvements prevent the full
implementation of the applicable guideline; or
c. The location of the existing structure to be modified is more than 300
feet from a public street.
The proposal is not an addition or modification of exiting development.
Therefore, staff finds the criterion not applicable.

5.

For DRBCP proposals which involve the phasing of required floor area, the
proposed project shall demonstrate how future development of the site, to
the minimum development standards established in this Code or greater,
can be realistically achieved at ultimate build out of the DRBCP.
The applicant does not propose a DRBCP.
Therefore, staff finds the criterion is not applicable.
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6.

For proposals meeting Design Review Three application Threshold numbers
7 or 8, where the applicant has decided to address a combination of
standards and guidelines, the proposal is consistent with all applicable
provisions of Sections 60.05.15 through 60.05.30 (Design Standards) except
for the Design Standard(s) where the proposal is instead subject to the
applicable corresponding Design Guideline(s).
The applicant proposes to meet Design Standards where possible, and where not
able, will meet the Design Guidelines. Staff cites the code conformance analysis
at the end of this section as it pertains to meeting Design Standards and
Guidelines.
Therefore, staff finds that by meeting the conditions of approval the
criterion is met.

7.

For proposals meeting Design Review Three application Threshold numbers
7 or 8, where the applicant has decided to address Design Guidelines only,
the proposal is consistent with all applicable provisions of Sections 60.05.35
through 60.05.50 (Design Guidelines).
The applicant proposes to meet a combination of Design Standards and Design
Guidelines; therefore, this criterion is not applicable.
Therefore, staff finds the criterion is not applicable.

8.

Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.
The applicant has submitted all documents related to this request for Design
Review Three (DR2020-0067) approval. Staff recommend a condition of approval
that the applications submitted concurrently with the Design Review be approved;
Major Adjustment – Affordable Housing (ADJ2020-0002), Conditional Use - PUD
(CU2020-0002), New Conditional Use (CU2020-0003), Preliminary Partition
(LD2020-0007), Parking Determination – Shared Parking (PD2020-0002),
Sidewalk Design Modificaiton (SDM2020-0004), and Zoning Map Amendment
(ZMA2020-0005).
Therefore, staff finds that by meeting the conditions of approval the
criterion is met.

Recommendation
Based on the facts and findings presented, staff recommends APPROVAL of DR20200067 (SCM Main Street), subject to the proposed conditions of approval in Attachment
J.
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Design Review Standards Analysis
Section 60.05.15 Building Design and Orientation
DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

Building Articulation and Variety
Building 1
South Elevation: The applicant’s plans
show the southern elevation of Building 1
is treated with a variety of architectural
features including windows, off-set walls,
balconies, and changes in material types.
West Elevation: The applicant states that
this elevation contains permanent features
including windows, balconies,
and loading doors.
East Elevation: The applicant’s plans show
that articulation is provided using off-set
walls, windows, balconies and changes in
material types such as fiber cement panels
and stone veneer.
North Elevation: The applicant states this
elevation contains permanent features
including windows, offsetting walls,
balconies, and changes in material type.
60.05.15.1.B
Min. 30% articulation for
buildings visible from /
within 200 feet of street.

Buildings 2 and 3
(Staff notes that the applicant’s plans show
that Buildings 2 and 3 have identical
architectural elevations therefore they are
reviewed concurrently.)
South Elevation: The applicant’s plans
show the southern elevation of is treated
with a variety of architectural features
multiple recess walls, balconies, windows
and changes in material types.
West Elevation: The applicant’s plans
show the western elevation includes
recessed walls, windows, and changes in
material types.
East Elevation: The applicant’s plans show
that articulation is provided using off-set
walls, windows, and change in material
types such as fiber cement panels and
brick veneer.
North Elevation: The applicant’s plans
show this elevation contains permanent
features including windows, offsetting
walls, balconies, and changes in material
type.

Written Report: October 14, 2020
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YES

DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

Building 4
South Elevation: The applicant states that
the southern elevation of Building 4 is
located within 200 ft. of Scholls Ferry Road
but is separated from Scholls Ferry Road
by a grade change of approximately
10 feet due to the lower level parking
garage fronting on Scholls Ferry Road.
Therefore, it will not be visible from Scholls
Ferry Road.
West Elevation: The applicant has chosen
to address the Design Guideline.
East Elevation: The applicant’s plan show
articulation is provided by an off-set wall,
windows doors and changes in materials.
North Elevation: The applicant has chosen
to address the Design Guideline.
Building 5/6
South Elevation: The applicant has chosen
to address the Design Guideline.
West Elevation: The applicant has chosen
to address the Design Guideline.
East Elevation: The applicant has chosen
to address the Design Guideline.
North: The applicant’s plans show the
northern elevation is separated from Main
Street by Tract A (park) however, the
applicant’s elevations also show that the
northern elevation includes approximately
42 percent glazing.

See Guideline

Building 7
South Elevation: The applicant has chosen
to address the Design Guideline.
West Elevation: The applicant has chosen
to address the Design Guideline.
East Elevation: The applicant’s plans show
the eastern elevation faces the plaza and
Building 5/6. This elevation is treated with
windows, recessed walls and changes in
material type.
North Elevation: The applicant’s plans
show the northern elevation includes a
deep recess, glazing, doors and changes
in material types.
60.05.15.1.C
Max 40’ space between
architectural features.
60.05.15.1.D
Maximum 150 sq. ft.
undifferentiated blank
Written Report: October 14, 2020
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The applicant has chosen to address the
Design Guideline.

See Guideline

The applicant has chosen to address the
Design Guideline.

See Guideline
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DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

walls facing streets.
60.05.15.2.A
Min roof pitch = 4:12

60.05.15.2.B
Roof eave for pitched
roof must be at least 12”

60.05.15.2.C
Flat roofs need parapets
60.05.15.2.D
New structures in
existing development be
similar.

Roof Forms
The applicant has chosen to address the
Design Guideline.
Building 1: The applicant has chosen to
address the Design Guideline.
Buildings 2/3: The applicant’s plans show
eaves that project at least 12 inches.
Buildings 4, 5/6 and 7: The applicant’s
plans show eaves that project at least 12
inches.
The applicant has chosen to address the
Design Guideline.
This is proposed new development.

See Guideline
See Guideline
YES
YES
See Guideline

N/A

Primary Building Entrances
60.05.15.3.A
Weather protection for
primary entrance (6 feet
wide by 4 feet deep)

The applicant’s plan show weather
protection is provided for the primary
building entrances of all buildings.

YES

Exterior Building Materials
60.05.15.4.A
Residential double wall
construction for
residential uses in
Residential and MultipleUse zones.

The proposed development is located
within the NS zone, a Commercial zone,
therefore this standard is not applicable.

N/A

60.05.14.4.B
A maximum of thirty (30)
percent of each elevation
that is visible from…
may be plain, smooth,
unfinished concrete,
concrete block, plywood
and sheet pressboard.

The applicant states that all elevations of
all buildings are architecturally treated with
finished materials that provide textural
variety. These materials include stone
veneer, brick veneer, fiber cement lap
siding, fiber cement panel siding, wood
siding, metal siding and perforated metal
screen. All architectural materials extend
to grade and no substantial amount of
concrete is exposed. A concrete curb is
shown below the storefronts on the south
elevation of Building 1. It is 1 ft. 6 in. in
height and is less than 30 percent of the
south elevation in area.

YES

60.05.14.4.C
Plain, smooth, exposed
concrete and concrete
block used as foundation
material shall not be
more than three (3) feet
above the finished grade.

The applicant states Concrete foundation
walls are not exposed more than 3 feet.

YES

Roof-Mounted Equipment
Written Report: October 14, 2020
SCM Main Street
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DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

No Roof Mounted equipment is proposed
at this time, but staff recommend a
condition of approval that the applicant
60.05.15.5.A through C
submit plans demonstrating compliance
YES, w/COA
Equipment screening
with Section 60.05.15.5 for screening of
roof-mounted equipment, prior to Building
Permit issuance.
Building location and orientation along streets in Commercial
and Multiple Use zones.
Lot 1: The applicant has chosen to
See Guideline
address the Design Guideline.
60.05.15.6.B-C
Buildings in
Commercial zones
shall occupy a
minimum of 35 percent
public street frontage
where a parcel exceeds
60,000 gross square feet
and be located no further
than 20 feet from the
property line. Area in
between must be
landscaped.

60.05.15.6.E-F
At least one primary
building entrance
oriented toward an
abutting street or public
pedestrian way.
Secondary entrances can
face streets, off-street
parking areas, or
landscaped courtyards.

60.05.15.7
Building scale along
Major Pedestrian
Routes.

Written Report: October 14, 2020
SCM Main Street

Lot 2: The applicant has chosen to
address the Design Guideline.

See Guideline

Lot 3: The applicant states the following
buildings on Lot 3 occupy the following
percentages of street frontages:
Main Street: Approximately 36%
Mountainside Way: 96%
Scholls Ferry Road: 63%

YES

The applicant states that the areas
between the buildings on Lot 3 are
hardscaped and landscaped.
Buildings 1, 2 and 3
The applicant states Main Street has been
designated as a Class 1 Major Pedestrian
Route. The applicant’s plans show that at
least one primary building entrance on
each building is oriented toward Main
Street and less than 20 feet from Main
Street. Secondary entrances face offstreet parking areas.
Buildings 4, 5/6 and 7
The applicant has chosen to address the
Design Guideline.
Building 1: The applicant’s plans show
Building 1’s height at Main Street is 53
feet, not accounting for grade plane.
Building 2 and 3: The applicant’s plans
show Building 2’s southern elevation faces
Main Street and is 50 feet, 2 inches, not
accounting for grade plane. Building 3’s
northern elevation faces Main Street and
has an overall height of 50 feet, 2 inches,
not accounting for grade plane.
Building 5/6: This building is buffered
from Main Street by Tract A, therefore
DR-7

YES

See Guideline

YES

DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

Building 5/6 does not abut a Major
Pedestrian Route.

Building 4: The applicant has chosen to
address the Design Guideline.

See Guideline

The western elevation of Building 1 and all
elevations of Buildings 2 and 3 are
exclusively residential use and are
exempt.
60.05.15.8.A
Ground floor elevations
on commercial and
multiple use
buildings. Class 1 Major
Pedestrian Routes: 50%.
Commercial zones, not
MPR: 35%

Written Report: October 14, 2020
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Building 1
South Elevation:
Required: 50%
Proposed: 73%
West Elevation:
Exempt (residential)
East Elevation:
Required: 35%
Proposed: 41%
North Elevation:
Required: 35%
Proposed: 42%

DR-8

YES

DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

Building 4
South Elevation:
Required: 35%
Proposed: 53%
West Elevation:
Required: 35%
Proposed: Design Guideline
East Elevation:
Required: 35%
Proposed: 110%
North Elevation:
Required: 50%
Proposed: 75%
Building 5/6
South Elevation:
Required: 35%
Proposed: Design Guideline
West Elevation:
Required: 35%
Proposed: 80%
East Elevation:
Required: 35%
Proposed: 59%
North Elevation:
Required: 50%
Proposed: 122%

See Guideline

Building 7
South Elevation:
Required: 35%
Proposed: Design Guideline
West Elevation:
Required: 35%
Proposed: Design Guideline
East Elevation:
Required: 35%
Proposed: 86%
North Elevation:
Required: 50%
Proposed: Design Guideline

60.05.15.8.B
Weather protection for
pedestrians.

Written Report: October 14, 2020
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Buildings 2 and 3 are residential only and
therefore exempt from this standard.
The southern elevation of Building 1 is
shown to provide at least 50% weather
protection. The applicant states that
Building 4 is located below the Main Street
elevation and is set back from the street;
however, the entrance facing the entry
plaza provides weather protection. The
applicant further states that Buildings 5, 6,
DR-9

YES

DESIGN STANDARD

PROJECT PROPOSAL

MEETS
STANDARD

and 7 face a large plaza and provide
generous overhangs for weather
protection.

Section 60.05.20 Circulation and Parking Design
PROJECT
MEETS
PROPOSAL
STANDARD
Connections to the public street system
The applicant states that the
Comprehensive Plan Transportation
Element has not yet incorporated the
South Cooper Mountain plan area. The
proposed development shows
connections to the existing and
proposed street system. To the east,
60.05.20.1
the development connects to the
Connect on-site circulation to
existing collector, Mountainside Way,
YES
existing and planned street
which already connects to SW Scholls
system
Ferry Road to the south. The applicant
further states that the on-site circulation
provides direct connections between
building entrances and the streets, as
well as direct connections to the
multiuse trail parallel to Scholls Ferry
Road.
Loading Areas, solid waste facilities and similar improvements
The solid waste and recycling facilities
for Building 1 and 7 are located on the
ground floor of the buildings, therefore
screened from view. The facilities for
YES
Buildings 2 and 3 are located within the
60.05.20.2.A-E
parking area of each building and are
Screening of onsite service
screened with an enclosure.
and loading area.
Two loading berths are required for the
commercial uses on Lot 3 and are not
fully screened. The applicant has
See Guideline
chosen to address the Design
Guideline.
Pedestrian Circulation
The applicant’s plans show onsite
60.05.20.3.A
buildings, parking areas, plazas and
Links to adjacent pedestrian
parks are connected to planned and
YES
facilities (existing and
proposed pedestrian facilities, including
planned)
the planned multi-use path along SW
Scholls Ferry Road.
60.05.20.3.B
Direct walkway connection
Pedestrian circulation is provided to the
YES
between primary entrances
proposed sidewalk system from the
and public / private streets
primary building entrances to proposed
DESIGN STANDARD

Written Report: October 14, 2020
SCM Main Street
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DESIGN STANDARD
and other pedestrian
destinations.

60.05.20.3.C
Walkways provided for every
300 feet of street frontage.

60.05.20.3.D
Pedestrian connections
through parking lots
physically separated by use
of curbs, landscaping,
trees…

PROJECT
PROPOSAL
public and private streets.
The applicant provides walkways for
every 300 feet of street frontage along
SW Scholls Ferry Road and
Mountainside Way where possible. The
applicant states, that additional
pedestrian connections along the
northeastern portion of Mountainside
Way adjacent to Lot 1 are not
practical due, in part, to grade. The
applicant explains that the finish floor
elevation of Building 1 on Lot 1 is
elevation 311. The projected finish
grade of SW Mountainside Way at the
midpoint of the curve along the north
east side of Lot 1 is proposed to be
approximately elevation 323. To make
up a portion of this grade, a retaining
wall is proposed along this stretch of
SW Mountainside Way. The applicant
therefore requests a waiver to the
provision of a second connection along
that frontage. Staff recommends the
waiver be granted due to the
topographical constraints.
Pedestrian connections are provided
adjacent to Buildings 1, 2, and 3 by a
physically separated walkway.
Connections to the trash enclosures on
Lot 2 are identified by a specific paving
pattern.
The applicant has chosen to address
the Design Guideline for the surface
parking area within the plaza on Lot 3.

The applicant states where pedestrian
60.05.20.3.E
walkways cross driveways or vehicular
Distinct paving for pedestrian
access aisles, the paving material
walkways.
will be scored concrete to distinguish it
from the primary paving material.
The proposed pedestrian walkways are
60.05.20.3.F
a minimum of 5 feet in width to meet the
5’ minimum width / ADA
standard.
Landscape to Street Frontages and Parking Areas
Lot 1: The applicant’s plans show a 660.05.20.4.A
foot perimeter landscape buffer is
Six foot perimeter
landscaping between parking located between the parking lot and
lot and abutting public street abutting streets.
OR a solid wall or fence with Lot 2: The applicant has chosen to
landscape and ground cover address the Design Guideline.
Written Report: October 14, 2020
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MEETS
STANDARD

YES

YES

See Guideline

YES

YES

YES

See Guideline

DESIGN STANDARD
next to wall.

60.05.20.5.A
1 Landscape island per 10
parking spaces.
60.05.20.5.B
70 sq. ft.
60.05.20.5.C
Raised Sidewalks

60.05.20.5.D
Trees from Street Tree List

60.05.20.7.A
Except where approved
through Sidewalk Design
Modification (40.58), the
sidewalk shall be a minimum
of ten (10) feet wide, and
provide an unobstructed
path at least five (5) feet
wide.

60.05.20.7.B
A sidewalk or walkway
internal to the site is required
along certain building
elevations must be a
minimum of 10 feet wide with
an unobstructed width of 5
feet.
Written Report: October 14, 2020
SCM Main Street

PROJECT
PROPOSAL
Lot 3: There are no major surface
parking lots on Lot 3. A small ADA and
loading area is located north of Building
7 but the street frontage is occupied by
the driveway width, leaving no room for
landscaping. Furthermore, this parking
area is buffered from Main Street,
Mountainside Way and Scholls Ferry
Road by buildings.
Parking and Landscaping
The applicant has chosen to address
the Guideline.
All proposed landscape islands are a
minimum of 70 square feet and contain
a tree that will reach a minimum height
of 20 feet and other vegetation.
Raised sidewalks are not proposed to
be counted towards the number of
landscape islands.
The applicant proposes three different
tree species throughout the parking lots.
One of the proposed species, Populus
Tremuloides / Quaking Aspen, is not on
the City’s Street Tree List. Therefore,
staff recommend a condition of approval
requiring the applicant to provide a
revised landscaping plan demonstrating
compliance with 60.05.20.5.D, prior to
Site Development permit issuance.
The applicant’s plans show sidewalks
on Main Street have a minimum width of
10 feet and unobstructed path of 5 feet
except for a portion where the sidewalk
is reduced to 5 feet for which the
applicant has submitted a Sidewalk
Design Modification. The remaining
local streets include 5-foot wide
sidewalks with planter strips and
Mountainside Way includes 6-ft.
sidewalks with planter strips per
standard EDM collector street crosssections.

The applicant has chosen to address
the Guideline.
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MEETS
STANDARD

N/A

See Guideline

YES

N/A

YES, w/COA

YES

See Guideline

PROJECT
PROPOSAL

DESIGN STANDARD

60.05.20.8.A
Parking lot drive aisles as
public streets

60.05.20.8.B
Private streets must be
designed to public street
standards.

Private Streets
Streets A, B (north of Main Street) and
Main Street are private streets with
public access easements and have
been designed to meet the L1 standard
identified in the Engineering Design
Manual. Street B, south of Main Street,
serves as a drive aisle to perpendicular
stalls. However, this drive aisle exceeds
100 feet therefore the applicant has
chosen to address the Guideline.
The applicant states Streets A, B, and
Main Street are private streets. Main
Street is a private street serving more
than five units; this standard is
applicable. Main Street is proposed to
have raised curbs and 10- foot wide
unobstructed sidewalks on both sides,
except for the area of the SDM request
to preserve existing trees. Street B is
proposed to have raised curbs and 6foot wide unobstructed sidewalks on
both sides. Street A is proposed to have
raised curbs and 6-foot wide
unobstructed sidewalk on the east side.

MEETS
STANDARD

See Guideline

YES

Section 60.05.25 Landscape, Open Space, and
Natural Areas Design Standards
DESIGN STANDARD

60.05.25.3.A
Minimum Landscape
Area and Standards:
15% of gross site area

60.05.25.3.B
Minimum 25% active
open space
Written Report: October 14, 2020
SCM Main Street

PROJECT
PROPOSAL
Minimum Open Space
The applicant states the gross site area is
9.75 acres (424,710 sq. ft.) and 63,706.5
square feet of open space is required, and
115,253 square feet of open space is
provided. The applicant requests Planned
Unit Development approval and is subject
to the provisions of Section 60.35.15.4.
which will be reviewed in that section of the
staff report.
The total required active open space is
15,927 square feet. The applicant states
the proposed development provides for 42
percent (48,043 sq. ft.) of its total open
space to be active open space, in excess of
DR-13

MEETS
STANDARD

YES

YES

DESIGN STANDARD

60.05.25.3.C
Environmentally sensitive
areas and above ground
water quality treatment
facilities shall be counted
towards the minimum
common open space
requirement.
60.05.25.3.D
Vehicular circulation
areas and parking areas,
shall not be considered
common open space.
60.05.25.3.E
Individual exterior spaces
such as outdoor patios
and decks constructed to
serve individual units
shall count toward the
common open space
requirements with
restrictions.

60.05.25.3.F
Common open space
shall not abut a collector
or higher unless
separated from the street
by a constructed barrier
at least three (3) feet in
height.

Written Report: October 14, 2020
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PROJECT
PROPOSAL
the requirement. The active open space
includes a public park, private ground-floor
patios, interior amenity areas, and a splash
pad/play area.

MEETS
STANDARD

The site does not contain environmentally
sensitive areas and the applicant has not
proposed to use the above ground water
quality facilities to be counted towards the
open space requirement. This standard is
not applicable.

N/A

The applicant states that the provided
common open space does not include the
land proposed for parking or vehicular
circulation.

YES

The applicant states individual ground floor
patios and decks in Buildings 2 and 3 are
counted toward the common open space
requirement and that no more than 120
square feet per unit is counted.

YES

The applicant’s plans show two common
open space areas that abut a collector or
higher designated street. Tract A abuts
Mountainside Way to the east. The
applicant states that the park will be
separated from the street by elevation and
a retaining wall topped with fencing. The
applicant’s plans also show a splash pad
area on Lot 2, and a plaza on Lot 3
adjacent to Scholls Ferry Road, an arterial.
The applicant states these open space
areas are located approximately 10 feet
above the Scholls Ferry Road elevation. As
with Tract A, the applicant’s plans show a
4-foot-tall fence will provide a barrier
between the common open spaces and
streets.
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YES

DESIGN STANDARD

60.05.25.3.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.
60.05.25.3.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:
60.05.25.4.A
Front yard landscaping
60.05.25.4.B
Bare gravel, rock, bark,
limited to 25% of
landscape area
60.05.25.4.C
Vehicular circulation and
parking areas are not
counted as landscape
area.
60.05.25.4.D.1
Foundation Landscaping
60.05.25.4.D.2
For every three (3) lineal
feet of foundation, an
evergreen shrub having
a minimum mature
Written Report: October 14, 2020
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Lots 1 and 2: Building 1 open space is
approximately 15 ft. wide at its narrowest;
and the ground floor terraces, decks, and
patios in Buildings 1, 2 and 3 are less than
640 sq. ft. and 20 ft. wide. The applicant
has chosen to address the corresponding
Design Guideline.
Lot 3: Common open space on Lot 3 is
provided by Tract A, a park and a plaza.
Both spaces meet the dimensional
requirements.

MEETS
STANDARD

See Guideline

YES

The applicant states the proposed
development will be phased; Phase 1
consists of Lots 1 and 2 and will contain
all the proposed dwelling units. Phase 2
consists of Lot 3 will contain the remaining
non-residential commercial uses. Staff
recommend a condition of approval
requiring the applicant provide sufficient
common open space with each phase.

YES, w/COA

Lot 1: The applicant has chosen to address
the Guideline.

See Guideline

Lots 2 and 3: The applicant’s plans show
active open spaces proposed on-site
include amenities such as a plaza,
benches, wall seating, splash-pad, and play
structure.
Minimum Landscaping
All unpaved open space areas are
landscaped.

YES

YES

Gravel, rock, and bark are limited to less
than 25 percent of the landscape areas.

YES

No vehicular circulation and/or parking
areas are counted toward landscape areas.

N/A

The applicant has chosen to address the
Guideline.

The applicant has chosen to address the
Guideline.
DR-15

See Guideline

See Guideline

DESIGN STANDARD
height of twenty-four
(24) inches shall be
planted
60.05.25.4.D.3
Groundcover plants
shall be planted in the
remainder of the
landscaped area.

60.05.25.4.E
Minimum number of
trees, shrubs, and
ground cover.

60.05.25.4.F
Pedestrian Plaza
materials.
60.05.25.5.A
A minimum portion of
the total gross lot area
shall be landscaped:15%

60.05.25.5.B
Minimum number of
trees, shrubs, and
ground cover.

60.05.25.5.C
Pedestrian Plaza
materials.
Written Report: October 14, 2020
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PROJECT
PROPOSAL

Groundcover plants are planted in the
remainder of the foundation landscape
area.
The applicant states that 63,706.5 square
feet of landscaped area is required, which
includes 209 trees (one tree every 305
square feet). The applicant further states
planned evergreen trees have a minimum
planting height of six feet and deciduous
trees have a minimum caliper of 1.5 inches.
The proposal includes 551 evergreen
shrubs, which is equivalent to one shrub for
every 116 square feet of landscape. The
applicant states live ground cover plantings
are planned for the areas surrounding trees
and shrubs landscape area and that gravel,
rock, and bark are limited to less than 25
percent of the landscape area.
The applicant states that the area for the
plaza (approximately 10,500 square feet) is
not needed to meet minimum landscape
area requirements and therefore the
standard is not applicable.
The applicant states at least 15 percent of
the gross total lot area shall be landscaped.
The applicant states that 63,706.5 square
feet of landscaped area is required, which
includes 209 trees (one tree every 305
square feet). The applicant further states
planned evergreen trees have a minimum
planting height of six feet and deciduous
trees have a minimum caliper of 1.5 inches.
The proposal includes 551 evergreen
shrubs, which is equivalent to one shrub for
every 116 square feet of landscape. The
applicant states live ground cover plantings
are planned for the areas surrounding trees
and shrubs landscape area and that gravel,
rock, and bark are limited to less than 25
percent of the landscape area.
The applicant states that as described in
the response to 4.F above, the pedestrian
plaza is not being counted toward
the minimum landscaping requirements.
The lighting plan includes two pedestrian
DR-16

MEETS
STANDARD

YES

YES

N/A

YES

YES

N/A

DESIGN STANDARD

60.05.25.5.D
All building elevations
that do not have
windows on the ground
floor shall have
landscaping along their
foundation.

PROJECT
PROPOSAL
scale lampposts consistent with the City’s
Technical Lighting Standards. Therefore,
this standard is not applicable.

All building elevations have windows on the
ground floor. Therefore, this standard is not
applicable.

MEETS
STANDARD

N/A

Retaining Walls
The applicant states that several retaining
walls are proposed with varying treatment.
The applicant’s plans (sheet L3.00) show
examples of the various treatments. The
60.05.25.8
retaining walls will be incorporated into the
Retaining Walls
landscaping. Landscape plantings will
greater than 6 feet in
YES, w/ COA
further soften the visual impact of proposed
height or 50 feet in
walls. Staff recommends a condition of
length.
approval that all retaining walls be
architecturally treated and elevations be
provided prior to Site Development Permit
issuance.
Fences and Walls
The applicant states that fences are
anticipated west of Building 2 atop a site
retaining wall, on the western edge of
Street A atop a retaining wall, and east of
Building 2 atop a retaining wall, at the
northern parking boundary of Lot 1/Building
1, and adjacent to Tract A Open Space.
60.05.25.9.A-E
The applicant’s plans also show a fence
Fences and Walls
YES
south of the splash pad area on lot two as
Materials
required for common open spaces adjacent
to collector roads or higher. The applicant’s
plans show the proposed metal fence is 4
feet in height. The applicant states no
chain-link fences are proposed and all onsite retaining walls will be a minimum of six
inches thick.
Minimize Significant Changes to Existing On-Site Surface Contours
At Residential Property Lines
The proposed project requests to be zoned
NS, a commercial zone. The subject site is
adjacent to property zoned Washington
60.05.25.10.A-C
County AF-20 an agricultural zoning district
Maximum grade
to the west and north. The site is located
N/A
differential changes to
across the street from property zoned R1
abutting residential.
and SW Scholls Ferry Road separates the
subject site from properties to the south.
Proposed storm water facilities and roads
Written Report: October 14, 2020
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PROJECT
PROPOSAL
are exempt from these standards. No
grading is proposed within 25 feet of a
property line abutting a residentially zoned
property line. No significant or historic trees
are located on the subject site. Significant
trees on the abutting property are located
far from the subject site and will not be
impacted by grading on the subject site.
Integrate water quality, quantity, or both facilities
60.05.25.11
The applicant has chosen to address the
Location of facilities
Guideline.
Natural Areas
Clean Water Services has issued a Service
60.05.25.12
Provider Letter for the development. The
Encroachment into buffer
site does not contain natural resource
areas.
features. This standard is not applicable.
Landscape Buffering Requirements
The properties to the west and north are
zoned AF-20 which does not have an
equivalent zone in the City’s Landscape
60.05.25.13.A-D
Buffer table. The applicant requests that the
Landscape buffering
NS zone be applied to the subject site. The
between contrasting
NS zone does not have a required front
zoning districts. A
yard area. For buildings in commercial
landscape buffer width
zones not abutting a residential use in a
cannot exceed a
residential zone, minimum setback does not
minimum yard
apply, therefore there is not landscape
setback dimension
buffer required between the site and the
properties south of SW Scholls Ferry Road
and east of Mountainside Way.
DESIGN STANDARD

MEETS
STANDARD

See Guideline

N/A

YES

Section 60.05.30 Lighting Design Standards
PROJECT
MEETS
PROPOSAL
STANDARD
Adequate on-site lighting and minimize glare on adjoining properties
The applicant provides a lighting plan which
shows general compliance with the City’s
Technical Lighting Standards for minimum
and maximum illumination. However, the
lighting plan shows there are few areas
60.05.30.1.A
along the site’s northern boundary where
Lighting complies with
lighting levels in excess of 0.5 foot-candles
YES, w/ COA
the City’s Technical
cross the property line. There are small
Lighting Standards
areas throughout the site (drive aisle
leading to northern lot, space between
Building 4 and 5/6 and south side of
Building 7) where the minimum lighting
level is not met. Staff recommend a
DESIGN STANDARD
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DESIGN STANDARD

60.05.30.1.B
Lighting provided in
vehicular and pedestrian
circulation areas

60.05.30.1.C
Lighting provided in
pedestrian plazas

60.05.30.1.D
Lighting shall be provided
at building entrances
60.05.30.1.E
Canopy Lighting shall be
recessed so that the bulb
or lens is not visible from
a public right-of-way

60.05.30.2.A
Pedestrian Lighting

60.05.30.2.B
Non-pole mounted
luminaires compliance
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PROJECT
PROPOSAL
condition of approval that the applicant
provide a revised lighting plan showing onsite lighting complying with the City’s
Technical Lighting Standards prior to Site
Development permit issuance.
The applicant proposes lighting of vehicular
and pedestrian circulations areas. However,
the lighting plan shows there are few areas
along the site’s northern boundary where
lighting levels in excess of 0.5 foot-candles
cross the property line. There are small
areas throughout the site (drive aisle
leading to northern lot, space between
Building 4 and 5/6 and south side of
Building 7) where the minimum lighting
level is not met. Staff recommends a
condition of approval that the applicant
provide a revised lighting plan showing onsite lighting complying with the City’s
Technical Lighting Standards prior to Site
Development permit issuance.
The applicant’s plan show some areas
which do not meet minimum lighting
standards within the plaza area, specifically
south of Building 7. Staff recommends a
condition of approval that prior to Site
Development Permit Issuance the applicant
provide plans showing lighting of the
pedestrian plaza as well as the pedestrian
connection consistent with the City’s
Technical Lighting Standards.

MEETS
STANDARD

YES, w/ COA

YES w/ COA

The applicant proposes lights at all building
entrances.

YES

Canopy lighting is not proposed.

N/A

Pedestrian-scale on-site lighting
The applicant’s plans describe luminaries
as provided for pedestrian areas with the
use of pole mounted lights and bollards.
Proposed lights comply with the height
limitations described. Lighting must comply
with the City’s Technical Lighting
Standards, per the condition of approval
previously discussed.
The applicants plans show non-pole
mounted luminaires are mounted 9 feet
above grade, which is below the maximum
DR-19

YES, w/ COA

YES

PROJECT
PROPOSAL

MEETS
STANDARD

Bollard lights are approximately 41.5 inches
in height.

YES

DESIGN STANDARD
with Technical Lighting
Standards
60.05.30.2.C
Bollard Max Height is 48
inches.

of 15 feet.

Design Review Guideline Analysis
In the following analysis, staff have only identified the Design Guidelines which are
relevant to the subject development proposal. Non-relevant Guidelines have been
omitted.
60.05.35

1.

Building Design and Orientation Guidelines. Unless otherwise noted, all
guidelines apply in all zoning districts.

Building Elevation Design though Articulation and Variety
B. Building elevations should be varied and articulated to provide visual
interest to pedestrians. Within larger projects, variations in architectural
elements such as: building elevations, roof levels, architectural features, and
exterior finishes should be provided. (Standards 60.05.15.1.A and B)
C. To balance horizontal features on longer building elevations, vertical
building elements, such as building entries, should be emphasized.
(Standard 60.05.15.1.B)
D.

Buildings should promote and enhance a comfortable pedestrian scale and
orientation. This guideline does not apply to buildings in Industrial districts
where the principal use of the building is manufacturing, assembly,
fabricating, processing, packing, storage, wholesale or distribution
activities.(Standard
60.05.15.1.B)

E. Building elevations visible from and within 200 feet of an adjacent street or
major parking area should be articulated with architectural features such as
windows, dormers, off-setting walls, alcoves, balconies or bays, or by other
design features that reflect the building’s structural system. Undifferentiated
blank walls facing a street, common green, shared court, or major parking
area should be avoided. (Standards 60.05.15.1.B, C, and D)
The applicant states that each of the buildings’ street-facing elevations contains
permanent architectural features including windows, bays, balconies, offsetting
walls, recessed entrances, and changes in material. The applicant explains that
these features serve a dual purpose of providing a pleasant living environment
for building occupants and visitors through light, fresh air, privacy, and outdoor
living space, and providing neighbors with an interesting and expressive building.
The further explains that Building 1 has a street-facing space of more than 150
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sq. ft. reserved for a future mural, which will activate this elevation with color and
visual appeal.
The applicant states that the commercial component of this development (Lot 3)
is designed to be a community amenity and that the main elements of the
building are not designed to be the focal point, but rather a framework to support
and define the community resources. The applicant explains that the
neighborhood park to the north, which includes large existing trees and the main
public plaza, which will be a location for public gatherings, are nestled within the
building’s facades. The applicant states that the facades incorporate large
expanses of glass to invite connection between indoor and outdoor activities.
The applicant explains that while most of the entrances relate directly to the main
gathering spaces, additional gathering spaces in the form of balconies and
terraces activate the main streets to the south and east and invite passersby to
stop and interact. The applicant states that breaking the building at the
pedestrian level creates a porosity that allows pedestrians to flow in all directions
and that flow is increased by stairs, ramps and an elevator that help navigate the
site’s natural topography and connect the site to the neighborhood. The
applicant also explains that the large roof that covers most of the commercial
spaces is inspired by the local topography. The applicant explains that the roof is
meant to be invoke imagery of the surrounding hills or a community carnival tent.
The applicant suggests that this roof form is a more interactive response than a
traditional square building form. Furthermore, the building angles under the roof
to provide smaller places of refuge from weather or a smaller conversation area
and moving like a natural landscape it creates a dynamic horizon line that flows
with the natural grade. The applicant explains that in some cases, it provides
shaded areas and folds to provide clerestory glass that helps to lighten the
interior spaces and providing glimpses of the sky from inside. The applicant
states that warm inviting materials provide a tactile pedestrian experience and
create a durable base to provide years of community interaction.
Staff concur that the combination of architectural elements, such as a variety of
windows and their placement, the shapes and orientation of the buildings, offsetting walls, varying roof-lines and changes in material types, meet the design
aspiration of providing varied and articulated elevations that balance horizontal
features while also promoting a comfortable pedestrian scale and avoiding the use
of undifferentiated blank walls.
Therefore, staff finds the Guideline is met.

2.

Roof Forms
A. Roof forms should be distinctive and include variety and detail when viewed
from the street. Sloped roofs should have a significant pitch and building
focal points should be emphasized. (Standards 60.05.15.2.A and B)
The applicant’s plans show that each of the buildings have sloped roofs with a
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mix of treatments at the roof edges. The applicant states that each of the
residential buildings has a modified butterfly roof treatment to respond to the
topography and provide visual interest and that the non-residential building roof
form is intended to reflect the surrounding hills or a gathering space. The
applicant explains that a portion of the northern sloped roof on Building 1 does
not include eaves but that this eave extension was purposely removed to create
the architectural effect of the roof eaves folding down to the building and creating
the black framing/hoop element that outlines the main white building mass. Staff
concur that all buildings include distinctive and varied roofs and building focal
point are emphasized.
Therefore, staff finds the Guideline is met.

B. Flat roofs should include distinctive cornice treatments. (Standard
60.05.15.2.C)
The applicant explains that roofs of Buildings 1, 2, and 3 are sloped less than
4/12 and are subject to requirement to provide a cornice treatment. Building 1
provides a parapet at the roofline, with the exception of sloped roof areas that
provide eaves in lieu of a cornice. Buildings 2 and 3 do not provide parapets; the
visual interest is provided by the sloped roof forms and the modified butterfly roof
treatment.
Staff concur that the room forms are distinctive, include variety and detail, and
building focal points are emphasized.
Therefore, staff finds the Guideline is met.

60.05.35.6 Building Location and Orientation in Commercial and Multiple Use
Zones

A. Buildings should be oriented toward and located within close proximity to
public streets and public street intersections. The overall impression should
be that architecture is the predominant design element over parking areas
and landscaping. Property size, shape and topographical conditions should
also be considered, together with existing and proposed uses of the building
and site, when determining the appropriate location and orientation of
buildings. (Standards 60.05.15.6.A and B)
B. On Class 1 Major Pedestrian Routes, the design of buildings located at the
intersection of two streets should consider the use of a corner entrance to
the building. (Standards 60.05.15.6.B and D)
C. On Class 1 Major Pedestrian Routes, building entrances should be oriented
to streets, or have reasonably direct pedestrian connections to streets and
pedestrian and transit facilities. (Standards 60.05.15.6.C and D)
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D. Primary building entrances should be oriented toward and located in close
proximity to public streets and public street intersections. Property size,
shape and topographical conditions should also be considered. (Standard
60.05.15.6.E)
The subject site is adjacent to two public streets; SW Scholls Ferry Road and SW
Mountainside Way. The proposed internal streets are private therefore these
guidelines are not applicable to those streets. However, as previously mentioned,
Main Street has been designated a Major Pedestrian Route and the applicant’s
plans show pedestrian oriented design features are proposed along Main Street.
The buildings on Lot 3 are generally located in close proximity to adjacent public
streets but oriented inward toward the plaza. The primary entrance of Building 4 is
located on the eastern façade and is connected to the Main Street and the adjacent
park through hard-surfaced pedestrian walkways. Buildings 5 and 6 are set back
from Main Street, behind the park. The applicant explains that the design concept
being applied is that the existing mature trees are acting as the building “façade”
and that the proposed park creates a porous boundary between Main Street and
Building 5; the building elements that open on to the park have substantial glass
and operable elements that allow connection directly to the park and the street.
The applicant further explains that the height of the building tapers, to be
sympathetic to the natural grade and to make sure that the trees are the primary
focus of the street edge. Each of the building entrances is connected to the street
by a hard-surfaced pedestrian pathway. Buildings 1, 2 and 3 line Main Street with
primary entrances proposed near and oriented towards Main Street. The applicant
explains that the building locations and orientations were directed towards Main
Street not only because Main Street has been designated a Major Pedestrian
Route, but because of the grade changes at Scholls Ferry Road and Mountainside
Way. The grade changes separate the buildings from the abutting public streets,
creating a less effective pedestrian environment even if the buildings were located
closer to the public streets.
Staff concur that Main Street has been classified as a Class 1 Major Pedestrian
Route and will function like a public street. The applicant’s plans show buildings
are generally oriented toward Main Street or other common areas such as the
plaza, helping create the impression that architecture, rather than parking, is the
predominate element. Furthermore, all proposed building either have a direct
pedestrian connection to one or more abutting streets or reasonably direct
pedestrian connection to surrounding streets.
Therefore, staff finds the Guideline is met.

60.05.35.7. Building Scale Along Major Pedestrian Routes
A. Architecture helps define the character and quality of a street. Along Major
Pedestrian Routes, low height, single story buildings located at the right-ofway edge are discouraged except where detached single family dwellings
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are permitted. (Standards 60.05.15.7.A and B)
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)
The minimum height for buildings adjacent to a Class 1 Major Pedestrian Route is
22 feet. The applicant states that Building 4 is located adjacent to Main Street, a
Major Pedestrian Route, and is less than 22 feet in height at approximately 20 feet,
3 inches. The applicant explains that though Main Street is a designated Major
Pedestrian Route, the subject site has significant topography from north to south.
The building is single-story but has vaulted ceilings and a dynamic, visually
interesting roof treatment. The proposed building architecture is intended to
complement the public park to the east and cede visual dominance to Building 5,
which frames the park and the plaza. The applicant further states that additionally,
the Building 4 grade is 5.8 feet below the Main Street elevation. The proposed
glazing will allow observation into and out of the building from the Main Street
pedestrian level, creating the lively environment this guideline promotes. The
applicant states that none of the proposed buildings exceeds 47 feet. in height from
grade plane.
Staff concur with the applicant that even though Building 4 is less in height than
required by the standard and is a single-story building, the proposed placement of
glazing still provides an opportunity to see activity within the building, helping shape
the character of the street.
Therefore, staff finds the Guideline is met.

60.05.35.8 Ground floor elevations on commercial and multiple use buildings.
A. Ground floor elevations on commercial and multiple use buildings.
Excluding residential only development, ground floor building elevations
should be pedestrian oriented and treated with windows, display areas or
glass doorway openings to the extent possible and where appropriate to the
design and use of the building. This guideline particularly applies to ground
floor building elevations situated along Major Pedestrian Routes. (Standard
60.05.15.8.A)
Buildings 2 and 3 are residential only and are exempt from this requirement. The
applicant states that five of the non-residential ground floor elevations on site do
not meet the standard of 35 percent or 50 percent ground floor window, display
area, or glass doorway openings.
The following elevations are subject to the 50 percent requirement of
60.05.15.8.A.1:
▪ Building 7 – North (Main Street)
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The following elevations are subject to the 35 percent requirement of
60.05.15.8.A.2:
▪ Building 4 – West (Street B)
▪ Building 5/6 – South (Scholls Ferry Road)
▪ Building 7 – South (Scholls Ferry Road)
▪ Building 7 – West (Street B)
The applicant states Lot 3 incorporates structured parking, which is set into the site
and is approximately 10 feet above grade at Scholls Ferry Road. The applicant
further explains that due to the change in topography, the design concept for Lot 3
and Buildings 4, 5, 6, and 7 focused on the community plaza. The grade of the site
allowed opportunity to provide additional parking to support community event
programming while creating a large, open, flexible plaza above. The building
elevations were held off of the garage edge to allow for visual interaction from the
plaza to the street, with an overlook and vertical connections between the
sidewalk/multiuse path and the plaza. Expansive glazing was incorporated into
upper elevations and a diaphanous scrim was added along the ground-level
parking garage elevation on Scholls Ferry Road to provide transparency and visual
interest along that elevation. In addition, warm and pedestrian-scale materials and
vegetation were carefully designed to soften the transition between the buildings
on site and the Scholls Ferry Road frontage. The proposed design considers the
pedestrian through the use of human-scale elements and clear transitions from
public to private space.
Staff concur that ground floor building elevations are pedestrian oriented and
treated with windows, glass doorways or other openings to the extent possible and
where appropriate.
Therefore, staff finds the Guideline is met.

60.05.40

Circulation and Parking Design Guidelines. Unless otherwise noted, all
guidelines apply in all zoning districts.

2. Loading area, solid waste facilities, and similar improvements.
B. Except in Industrial districts, loading areas should be designed and located
so that these facilities are screened from an abutting public street, or are
shown to be compatible with local business operations. (Standard
60.05.20.2)
A loading area is provided on the plaza level of Lot 3. Two loading spaces are
required to serve the anticipated uses on this site. The applicant states the plaza
is envisioned as a shared use area that accommodates pedestrians, bicycles,
and the occasional vehicle. As shown in Sheet C3.12, the ADA parking and
loading areas are located near the center of the plaza to meet ADA access
requirements and to serve the anticipated uses. The applicant states that the
plaza level containing the loading areas is approximately 10 ft. above the Scholls
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Ferry Road elevation and will not be visible from that street. The applicant’s plans
also show that the loading area is setback approximately 80 feet from Scholls
Ferry Road, however a physical screen as required in the corresponding
Standard (60.05.20.2.C) is not proposed. The loading area is a surface area and
does not include docks or other infrastructure. As such, when the loading area is
not in use, it will function as part of the multi-use plaza. The loading area is
intended to serve the small commercial uses anticipated for Lot 3 and infrequent
use will be compatible with, and will not negatively impact, local business
operations.
Staff concur that the proposed local and design of the loading facilities are
compatible with business and other operations on the site.
Therefore, staff finds the Guideline is met.

3. Pedestrian Circulation
C. Pedestrian connections to streets through parking areas should be evenly
spaced and separated from vehicles (Standards 60.05.20.3.C through E).
The applicant states the plaza in the center of Lot 3 is envisioned as a multi-use
plaza that will accommodate pedestrians, bicycles, vehicles requiring the use of
the ADA spaces, and occasional loading uses. As such, raised pedestrian
connections are not proposed.
Pedestrians will be protected from occasional vehicle use by bollards, as shown on
Sheet C3.12. These bollards provide an open appearance while providing
protection from vehicles.
Staff concur that the use of bollards helps delineate the pedestrian space and
vehicular space in the plaza.
Therefore, staff finds the Guideline is met.

4.

Street frontages and parking areas. Landscape or other screening should be
provided when surface parking areas are located along public streets.
(Standards 60.05.20.4)
The applicant’s plans show landscaping is generally provided between parking
areas and streets. In one corner of Lot 2 (southern parking lot) a parking stall abuts
the adjacent sidewalk. The applicant states in the southwest corner of Lot 2, the
parking lot is separated from Street A by a sidewalk and a stormwater treatment
(LIDA) facility, which provides visual screening from the parking lot. This area of
Street A is intended to for fire access.
Staff concurs that the LIDA planter located between the surface parking and Street
A will provide adequate screening in this area. Furthermore, staff notes that that
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the orientation of the parking stalls in southwest corner of Lot 2 are parallel to Street
A, therefore headlights will be directed either towards the north or south where a
wide landscape buffer coupled with a grade change from the abutting Scholls Ferry
Road will help screen headlight glare from the public street.
Therefore, staff finds the Guideline is met.

5.

Parking area landscaping. Landscape islands and a tree canopy should be
provided to minimize the visual impact of large parking areas. (Standards
60.05.20.5.A through D)
Landscaped planter islands are provided within all surface parking lots, and are
provided for every 10 contiguous spaces, except for three rows (2 rows north of
Building 2 and 1 row south of Building 3) of 11 contiguous spaces on Lot 2. Each
landscaped island is planted with one deciduous tree to provide canopy cover for
the parking areas, as well as shrubs and ground cover plantings. Staff finds that
the proposal provides adequate landscape islands and tree canopy to minimize the
visual impacts of the parking areas.
Therefore, staff finds the Guideline is met.

7. Sidewalks along streets and primary building elevations in Commercial
and Multiple Use zones.
A. Pedestrian connections designed for high levels of pedestrian activity
should be provided along all streets. (Standard 60.05.20.7.A)
B. Pedestrian connections should be provided along primary building
elevations having building and tenant entrances. (Standard 60.05.20.7.B)
The applicant states most of the Main Street sidewalks are 10 ft. wide except
for a 5-ft. curb-tight sidewalk adjacent to the open space/park for which the
applicant has submitted a Sidewalk Design Modification request. Staff
recommend a condition of approval that the Sidewalk Design Modification
(SDM2020-0004) should be approved to ensure that the Guideline can be met.
The applicant states the remaining sidewalks on Streets A and B and
Mountainside Way comply with the standards of the EDM for Local and
Collector streets, respectively, but do not meet the standards of 60.05.20.7.A.
However, the applicant explains that the pedestrian connections provided along
Streets A and B will primarily serve the residential uses proposed for Buildings
1, 2, and 3. Street A provides emergency fire access to the south from Scholls
Ferry Road and a future local street connection to the north; Street B provides
access to Lots 2 and 3 to the south and a future connection to Mountainside
Way to the north. The applicant further explains that the proposed 5 ft. sidewalk
width is sufficient to accommodate pedestrian activity between the residential
buildings and Main Street, which will provide the primary access to the nonresidential uses on site while providing a planter strip for a greater feeling of
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separation for pedestrians from vehicles.
Each of the primary building elevations is served by Main Street, which is 10 ft.
in width, except for a portion of the southern sidewalk adjacent to the open
space/park. The applicant states that in this location, the sidewalk is reduced to
5 ft. to provide additional space for retention of the existing mature trees. The
applicant states given that the primary destinations on the site are anticipated
to be the park and non-residential uses on Lot 3 and Mountainside High School
to the east, the Main Street sidewalks are generous and will accommodate
significant pedestrian traffic to those portions of the site. The applicant adds that
in addition to the public sidewalk access, the northern elevations of Buildings 1
and 2 and the southern elevation of Building 3 contains entrances from the
parking lots, which are expected to be used frequently. The walkways along
these elevations are 6 ft. wide but are less than 10 ft. wide. A 6-ft. width allows
two people to pass comfortably and meets ADA standards for access and
meets the intent of providing pedestrian connections to building entrances and
tenant entrances.
Staff find that pedestrian connections are provided along primary building
elevations.
Therefore, staff finds that by meeting the Conditions of Approval, the
proposal meets the Guideline.

8.

Connect on-site buildings, parking, and other improvements with
identifiable streets and drive aisles in Residential, Commercial and
Multiple Use zones.
A. On-Site vehicle circulation should be easily recognized and
identified, and include a higher level of improvements such as curbs,
sidewalks, and landscaping compared to parking lot aisles.
(Standard 60.05.20.8) [ORD 4531; April 2010]
B. Long, continuous parking aisles should be avoided if possible, and
landscaped as necessary to minimize the visual impact. (Standard
60.05.20.8)
The applicant states that the portion of Street B south of Main Street is a drive
aisle that serves Buildings 3, 4, 5/6, and 7. The applicant states that the
sidewalks and landscaping are provided on both sides of the drive aisle, and it
has been designed to resemble a street. It is easily identified as a component
of the on-site vehicle circulation.
Staff find the proposed onsite vehicle circulation is easily recognized and
identified and includes a higher level of improvements such as curbs, sidewalks,
and landscaping.
Therefore, staff finds the Guideline is met.
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60.05.45.

Landscape, Open Space and Natural Areas Design Guidelines. Unless
otherwise noted, all guidelines apply in all zoning districts.

1. Common open space for residential uses in Residential zones.
A. Common open spaces should be provided that are sized and designed for
anticipated users, and are located within walking distance for residents and
visitors, and should be integrated into the overall landscape plan. (Standards
60.05.25.1 through 3)
B. Common open spaces should be available for both passive and active use
by people of all ages, and should be designed and located in order to
maximize security, safety, and convenience. (Standards 60.05.25.1 through
3)
C. Common open spaces should be free from all structural encroachments
unless a structure is incorporated into the design of the common open space
such as a play structure. (Standards 60.05.25.1 through 3)
D. Common open space should be located so that windows from living areas,
excluding bedrooms and bathrooms, of a minimum of four (4) residences
face on to the common open space. (Standards 60.05.25.1 through 3)

Staff notes that this section applies only to residential uses in Residential zoning
districts and that the subject site is located in a Commercial zoning district; however
the applicant has provided a response to the guidelines which staff addresses
below. The applicant states that two of the common open space tracts on Lot 1 are
less than 640 sq. ft. in area and less than 20 ft. in width: the open space north of
Building 1, the ground floor patios of Buildings 1, 2, and 3, and the terrace areas
south of Building 1. The applicant’s plans show the space north of Building 1 is
designed as a pocket park for active use and it is directly accessible from Building 1.
Windows on the north end of Building 1 face this area. The applicant explains that
the terrace area south of Building 1 is designed for passive use by building residents
and visitors to the non-residential commercial uses on the ground floor and therefore
will be easily observed through the storefront window system adjacent to the patio.
The applicant explains that the terrace area will be furnished with movable seating to
allow for flexibility in its use. Permanent furnishings are not proposed. The groundlevel patios of Buildings 1, 2, and 3 are designed for use by unit residents and are
sized adequately to accommodate outdoor seating and/or tables.
Staff find that common open spaces are sized appropriately for anticipated users,
are both pass and active for people of all ages and are located in areas to maximize
safety and convenience. Furthermore, common open spaces are free from structural
encroachments unless intended by design and are visible from windows.
Therefore, staff finds the Guideline is met.
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2. Minimum landscaping in Residential zones.
A.

Landscape treatments utilizing plants, hard-surface materials, or both
should be provided in the setback between a street and a building. The
treatment should enhance architectural elements of the building and
contribute to a safe, interesting streetscape. (Standard 60.05.25.4)

B.

Landscaping should soften the edges of buildings and parking areas,
add aesthetic interest, and generally increase the attractiveness of a
development and its surroundings. (Standard 60.05.25.4)

Staff notes that this section applies only to residential uses in Residential zoning
districts and the subject site is located in a Commercial zoning district; however, the
corresponding standard applies to residential development in any zone. The
proposed buildings on Lots 1, 2, and 3 include residential development within the NS
zone. The applicant’s plans show stormwater treatment (LIDA) facilities are located
adjacent to the foundations of Buildings 2 and 3. The applicant explains that the
foundation planting treatment in these areas consists of stormwater treatment
planters, which include a variety of attractive and functional planting materials. The
applicant states that these planters provide visual interest and soften the edges of
the buildings in much the same way foundations plantings would. The applicant’s
plans show landscaping is provided in all areas not intended for active uses such as
walkways, plaza, terrace and patio areas as well as parking lots. Staff concur that
the proposed landscaping provides visual interest and softens the edges of the
buildings and parking areas.
Therefore, staff finds the Guideline is met.

9. Integrate water quality, quantity, or both facilities. Above-ground
stormwater detention and treatment facilities should be integrated into the
design of a development site and, if visible from a public street, should appear
as a component of the landscape design. (Standard 60.05.25.11)
The applicant’s plans show water quality facilities are proposed along the northern
and southern foundations of Buildings 2 and 3, as well as within the parking area of
Building 1. The applicant explains that these facilities consist of both swales and
flow-through planters. The applicant states that these facilities will be richly planted
with a combination of herbaceous plants and shrubs for an attractive appearance
and that these facilities are integrated into the overall landscape design and will
appear as a cohesive component of the site landscaping. Staff concur that the
proposed water quality facilities have been integrated into the design of the
development and site.

Therefore, staff finds the Guideline is met.

Written Report: October 14, 2020
SCM Main Street

DR-30

ATTACHMENT F

ANALYSIS AND FINDINGS FOR
LAND DIVISION-PRELIMINARY PARTITION APPROVAL
SCM Main Street
LD2020-0007
Section 40.45.05

Land Division Applications; Purpose

The purpose of the Land Division applications is to establish regulations, procedures, and
standards for the division or reconfiguration of land within the City of Beaverton.
Section 40.45.15.4.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
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.
The applicant proposes to divide one parcel into three parcels, therefore meeting the
threshold for a Preliminary Partition below.
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.
Therefore, staff finds that the proposal meets the criterion for approval.

2.

All City application fees related to the application under consideration by the
decision-making authority have been submitted.
The applicant has paid the required application fee for a Preliminary Partition
application.
Therefore, staff find that the proposal meets the criterion for approval.

3.

The proposed development 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.
There are no existing City approvals that conflict with the proposed partition.
Therefore, staff finds that the proposal meets the criterion for approval.
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4.

Oversized parcels (oversized lots) resulting from the Partition 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 lots and future potential development on
oversized lots. Easements and rights-of-way shall either exist or be provided
to be created such that future partitioning or subdividing is not precluded or
hindered, for either the oversized lot or any affected adjacent lot.
The subject site is proposed to be zoned NS, which requires a minimum parent
parcel size of 1,000 square feet per attached residential unit and a minimum lot size
of 7,000 square feet for non-residential development. Lot 1 is 2.35 acres, lot 2 is
4.01 acres, and lot 3 is 1.54 acres. Each lot is designed to contain one or more
buildings, plus the required site features, including surface parking. Staff notes that
the NS zone is not intended for detached single family development where small
individual lots are anticipated but attached residential housing and commercial uses
are proposed which generally require larger site sizes. The design of the lot would
allow for future intensification through additional floor area or land divisions.
All future lots will be served by existing utilities accordingly. Staff finds that the
proposed size and shape of the oversized lot does not preclude future development
of the site to meet the minimum density standards of the NS zoning district.
Therefore, staff finds that the proposal meets the criterion for approval.

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.
The proposed partition does apply lot averaging standards.
Therefore, staff finds that the criterion does not apply.

6.

Applications that apply the lot area averaging standards of Section 20.05.15.D.
do not require further Adjustment or Variance approvals for the Land Division.
The proposed partition does apply lot averaging standards.
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Therefore, staff finds that the criterion does not apply.

7. The proposal does not create a lot which will have more than one (1) zoning
designation.
The proposal will result in three (3) separate lots, where Parcels 1, 2 and 3 are all
zoned Neighborhood Service (NS). The proposal does not create a parcel with more
than one zoning designation.
Therefore, staff finds that the proposal meets the criterion for approval.

8.

Applications and documents related to the request requiring further City
approval, shall be submitted to the City in the proper sequence.
The applicant has submitted the Preliminary Partition (LD2020-0007) and all related
documents requested for city approval, along with a Major Adjustment – Affordable
Housing (ADJ2020-0002) for a parking reduction, a Conditional Use Permit for a
Planned Unit Development (CU2020-0002), a Conditional Use Permit (CU20200003) for residential development in the Neighborhood Service zone, a Design
Review Three (DR2020-0067), a Parking Determination for Shared Parking
(PD2020-0002), a Sidewalk Design Modification (SDM2020-0004), and a Zoning
Map Amendment (ZMA2020-0005) application. No further City approvals are
required at this stage of review.
Therefore, staff finds by the proposal meets the criterion for approval.

RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of LD20200007 (SCM Main Street), subject to the applicable conditions identified in Attachment J
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Land Division Standards Code Conformance Analysis
CODE
STANDARD

CODE REQUIREMENT

PROJECT PROPOSAL

MEETS
CODE?

Grading Standards

60.15.10.1
Applicability

Grading standards apply to all land
divisions where grading is proposed.

The proposal is subject to the
grading standards contained
herein. The applicant states
that the project is exempt from
these standards, as explained
in in subsections 2 and 3
below.
The applicant states that the
site is bounded by current or
proposed right of way to the
south, east and north bounds
of the parent parcel, and
therefore are exempt. Staff
agrees grading along these
portions of the parcel are
exempt pursuant to
60.15.10.2.A.
The site is proposed to be
zoned NS and does is not
abutting any residentially
zoned properties. This
standard does not apply.
The site is proposed to be
zoned NS and does is not
abutting any residentially
zoned properties. This
standard does not apply.
The site is proposed to be
zoned NS and does is not
abutting any residentially
zoned properties. This
standard does not apply.

Yes

60.15.10.2.A-C
Exemptions

Exemptions include: Public right-ofway, storm water detention facilities,
grading adjacent to an existing publicright of way which results in a finished
grade below the elevation of the
adjacent right-of-way.

60.15.10.3.A
0-5 Feet from Property
Line within or Abutting
Residential Zone

Maximum of two (2) foot slope
differential from the existing or finished
slope of the abutting property.

60.15.10.3.B
5-10 Feet from Property
Line within or Abutting
Residential Zone

Maximum of four (4) foot slope
differential from the existing or finished
slope of the abutting property.

60.15.10.3.C
10-15 Feet from
Property Line within or
Abutting Residential
Zone

Maximum of six (6) foot slope
differential from the existing or finished
slope of the abutting property.

60.15.10.3.D
15-20 Feet from
Property Line within or
Abutting Residential
Zone

Maximum eight (8) foot slope
differential from the existing or finished
slope of the abutting property.

The site is proposed to be
zoned NS and does is not
abutting any residentially
zoned properties. This
standard does not apply.

N/A

Maximum ten (10) foot slope
differential from the existing or finished
slope of the abutting property.

The site is proposed to be
zoned NS and does is not
abutting any residentially
zoned properties. This
standard does not apply.

N/A

Where a pre-development slope
exceeds one or more of the standards

The site is proposed to be
zoned NS and does is not

N/A

60.15.10.3.E
20-25 Feet from
Property Line within or
Abutting Residential
Zone
60.15.10.3.F
Pre-development slope
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Yes

N/A

N/A

N/A

in subsections 60.15.10.3.A-E, the
slope after grading shall not exceed
the pre-development slope

60.15.10.4
Significant Trees and
Groves

abutting any residentially
zoned properties. This
standard does not apply.

Significant Trees and Groves
No significant trees or groves
Standards for grading within 25 feet of
exist on site. This standard
significant trees or groves.
does not apply.
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N/A

ATTACHMENT G

ANALYSIS AND FINDINGS FOR
PARKING DETERMINATION – SHARED PARKING
SCM Main Street
PD2020-0002
Section 40.55.05

Parking Determination; Purpose

The purpose of a Parking Determination is to establish required number of parking spaces
for uses which do not have a parking ratio requirement listed in the Development Code.
The Parking Determination application is established for determining the required number
of off-street parking spaces in advance of, or concurrent with, applying for approval of an
application, development, permit, or other action. This Section is carried out by the
approval criteria listed herein.
Section 40.55.15.2.C Approval Criteria
In order to approve a Parking Determination 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 Shared Parking
application.
The applicant proposes to locate the required parking for the non-residential uses of
Lot 1 on Lot 3, satisfying threshold 2 below:
An application for Shared Parking shall be required when one or more of the
following thresholds apply:
2. All or a portion of the required parking will be provided at an off-site
location.
Therefore, staff finds that the proposal meets the criterion for approval.

2.

All City application fees related to the application under consideration by the
decision-making authority have been submitted.
The applicant has paid the required application fee for a Parking Determination
application.
Therefore, staff find that the proposal meets the criterion for approval.

3.

The shared off-street parking is located on any property within 500 feet of the
property upon which the use requiring the parking is located, except in
Multiple Use zoning districts where the location may be at any distance.
Lots 1 and 3 are separated by a 56-foot wide internal public street, within the 500foot site distance requirement.

Written Report: October 14, 2020
SCM Main Street

PD-1

Therefore, staff finds that the proposal meets the criterion for approval.

4.

The location of the shared parking and the site containing the use shall be
connected by a hard surface pedestrian pathway.
Lots 1 and 3 have hard surface pathways connecting the subject building and
parking spaces to right of way, and each internal street is proposed to have
sidewalks. These pathways and sidewalks provide continuous, hard-surface
connectivity between the parking spaces on Lot 3 and the building on Lot 1.
Therefore, staff finds that the proposal meets the criterion for approval.

5.

If the location of the shared parking and the site containing the use are
separated by a street of collector or higher designation, the two locations shall
each be within 300 feet of a controlled pedestrian crossing, such as a traffic
light, stop-controlled intersection or marked pedestrian crossing such as a
striped intersection or pedestrian-activated signal.
The location of the shared parking is separated by proposed street to be designated
as a local street, which is lower than a collector street.
Therefore, staff finds that the criterion does not apply.

6.

If multiple properties are involved, the owners of the properties have each
agreed to the shared parking by entering into a shared parking agreement.
The two sites involved in the proposed shared parking are under the same
ownership. However, staff recommends a condition of approval requiring that a
shared parking agreement between the two sites be executed, to address a future
scenario where both lots are not under the same ownership.
Therefore, staff finds by meeting the Conditions of Approval, the proposal
meets the criterion for approval.

7. The time of peak parking demand for the various uses located on the subject
properties occur at different times of the day.
The applicant cites the parking study conducted by Global Transportation
Engineering (Appendix G of the applicant’s materials) non-residential uses of Lot 1
will have the same peak demand at the non-residential uses of Lot 3. However, the
applicant notes the number of parking spaces provide on Lot 3 has been designed to
meet the off-street parking requirements of the non-residential uses on Lot 1 as well
as all uses on Lot 3, even at the time of peak parking demand.
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Therefore, staff finds that the proposal meets the criterion for approval.

8.

Adequate parking will be available at all times when the various uses are in
operation.
The applicant states the number of parking spaces provide on Lot 3 has been
designed to meet the off-street parking requirements of the non-residential uses on
Lot 1 as well as all uses on Lot 3, even at the time of peak parking demand. Staff
concurs that the required number of parking spaces has been provided.
Therefore, staff finds that the proposal meets the criterion for approval.

9.

The proposal is consistent with all applicable provisions of Chapter 60 (Special
Requirements) and that all improvements, dedications, or both required by the
applicable provisions of Chapter 60 (Special Requirements) are provided or
can be provided in rough proportion to the identified impact(s) of the proposal.
The proposal is consistent with the applicable provisions of Chapter 60, except that
Major Adjustment has been applied for to reduce the required parking for the
affordable housing on lot 2 from 129 to 120 spaces. Staff cites the findings in criterion
D of Facilities Review for additional findings demonstrating compliance with Chapter
60.
Therefore, staff finds that the proposal meets the criterion for approval.

10. There are safe and efficient vehicular and pedestrian circulation patterns within
the boundaries of the site.
Staff cites the findings in criterion F of Facilities Review for findings demonstrating
safe and efficient vehicular and pedestrian circulation patterns.
Therefore, staff finds that the proposal meets the criterion for approval.

11. The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1. of the Development Code.
The applicant submitted the application on May 13, 2020 and was deemed complete
on September 2, 2020. In the review of the materials during the application review,
staff finds that all applicable application submittal requirements, identified in Section
50.25.1 are contained within this proposal.
Therefore, staff finds that the proposal meets the criterion for approval.
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12. Applications and documents related to the request, which will require further
City approval, shall be submitted to the City in the proper sequence.
The applicant has submitted the Parking Determination (PD2020-0002) and all
related documents requested for city approval, along with a Major Adjustment –
Affordable Housing (ADJ2020-0002) for a parking reduction, a Conditional Use
Permit for a Planned Unit Development (CU2020-0002), a Conditional Use Permit
(CU2020-0003) for residential development in the Neighborhood Service zone, a
Design Review Three (DR2020-0067), a Preliminary Partition (LD2020-0007), a
Sidewalk Design Modification (SDM2020-0004), and a Zoning Map Amendment
(ZMA2020-0005) application. No further City approvals are required at this stage of
review.
Therefore, staff finds that the proposal meets the criterion for approval.
RECOMMENDATION
Based on the facts and findings presented, staff recommends APPROVAL of PD20200002 (SCM Main Street), subject to the applicable conditions identified in Attachment J.
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ATTACHMENT H

SDM2020-0004
ANALYSIS AND FINDINGS FOR
SIDEWLAK DESIGN MODIFICATION
Section 40.58.05. Sidewalk Design Modification Application; Purpose
The purpose of the Sidewalk Design Modification application is to provide a mechanism
whereby the City’s street design standards relating to the locations and dimensions of
sidewalks or required street landscaping can be modified to address existing conditions
and constraints as a specific application. For purposes of this section, sidewalk ramps
constructed with or without contiguous sidewalk panels leading to and away from the
ramp shall be considered sidewalks. This section is implemented by the approval criteria
listed herein.
Section 40.58.15.1.C. Approval Criteria
In order to approve a Sidewalk Design Modification application, the decision making
authority shall make findings of fact based on evidence provided by the applicant
demonstrating that the following criteria are satisfied:
1.

The proposal satisfies the threshold requirements for a Sidewalk Design
Modification application.
Section 40.58.15.1.A.1 Threshold: An application for Sidewalk Design Modification
shall be required when the following threshold applies:
1. The minimum sidewalk width, planter strip width, or both minimum standards
specified in the Engineering Design Manual are proposed to be modified.
The applicant requests to construct a 5-foot curb-tight sidewalk along a portion of
the east-west internal street adjacent to the proposed open space, instead of
constructing the required 10 foot sidewalk with tree wells.
Therefore, staff finds the proposal meets the criterion for approval.

2.

All City application fees related to the application under consideration by
the decision making authority have been submitted.
The City of Beaverton received the appropriate fee for the Sidewalk Design
Modification application.
Therefore, staff finds the proposal meets the criterion for approval.

3.

One or more of the following criteria are satisfied:
a. That there exist local topographic conditions, which would result in any of
the following:
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i. A sidewalk that is located above or below the top surface of a
finished curb.
ii. A situation in which construction of the Engineering Design Manual
standard street cross-section would require a steep slope or
retaining wall that would prevent vehicular access to the adjoining
property.
b. That there exist local physical conditions such as:
i.
An existing structure prevents the construction of a standard
sidewalk.
ii. An existing utility device prevents the construction of a standard
sidewalk.
iii. Rock outcroppings prevent the construction of a standard sidewalk
without blasting.
c. That there exist environmental conditions such as a Significant Natural
Resource Area, Jurisdictional Wetland, Clean Water Services Water
Quality Sensitive Area, Clean Water Services required Vegetative Corridor,
or Significant Tree Grove.
d. That additional right of way is required to construct the Engineering
Design Manual standard and the adjoining property is not controlled by
the applicant.
The applicant states that the basis for the modification is the needed to protect
existing mature trees on-site that will be preserved as part of the proposed open
space on Tract A. The narrowing of the sidewalk to 5-feet and the removal of the
tree wells proposed elsewhere along internal public streets will allow for the
existing mature trees to provide benefits typically provided by street trees. The
applicant further notes that providing the full 10-foot sidewalk width while
preserving the mature trees would result in narrowed travel lanes that would
restrict or prohibit service and emergency vehicle access. Staff concurs that the
narrowed sidewalk will preserve existing mature trees.
Therefore, staff finds the proposal meets the criterion for approval.

4.

The proposal complies with provisions of Section 60.55.25 Street and
Bicycle and Pedestrian Connection Requirements and 60.55.30 Minimum
Street Widths.
Staff refer to and incorporate the findings of fact prepared in response to the
Facilities Review approval criteria for this project, included in Attachment A to this
report.
Therefore, staff finds that the proposal meets the criterion for approval.

5.

Applications and documents related to the request, which will require
further City approval, shall be submitted to the City in the proper sequence.
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The applicant has submitted the Sidewalk Design Modification (SDM2020-0004)
and all related documents requested for city approval, along with a Major
Adjustment – Affordable Housing (ADJ2020-0002) for a parking reduction, a
Conditional Use Permit (CU2020-0002) for a Planned Unit Development, a
Conditional Use Permit (CU2020-0003) for residential development in the
Neighborhood Service zone, a Design Review Three (DR2020-0067), a Parking
Determination (PD2020-0002) for Shared Parking, a Preliminary Partition
(LD2020-0007), and a Zoning Map Amendment (ZMA2020-0005)application. No
further City approvals are required at this stage of review.
Therefore, staff finds that the proposal meets the criterion for approval.

6.

The proposed Sidewalk Design Modification provides safe and efficient
pedestrian circulation in the site vicinity.
The applicant requests to reduce the width of the sidewalk along an area proposed
as open space. Shade traditionally provided by street trees will be provided by the
existing mature trees preserved by the sidewalk narrowing. The proposed sidewalk
maintains the standard sidewalk width of 5 feet. Staff refer to and incorporate the
findings of fact prepared in response to the Facilities Review approval criteria for
this project, included as Attachment A of this report.
Therefore, staff finds that the proposal meets the criterion for approval.

Recommendation
Based on the facts and findings presented, staff recommend APPROVAL of SDM20200004 (SCM Main Street), subject to the applicable conditions identified in Attachment J.
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ATTACHMENT I

ZMA2020-0005
ANALYSIS AND FINDINGS FOR
ZONING MAP AMENDMENT

40.97.05 Zoning Map Amendment: Purpose
The purpose of a Zoning Map Amendment application is to provide for the
consideration of legislative and quasi-judicial amendments to the zoning map.
Legislative amendments to the zoning map are amendments of generally large
size, diversity of ownership or of interest to a large geographic area. Quasi-judicial
amendments to the zoning map are amendments that are generally small in size,
single ownership or affect only a relatively small geographic area. Annexation
related amendments to the zoning map are those amendments, whether legislative
or quasi-judicial, which are associated with land being annexed into the City. It is
recognized that such amendments may be necessary from time to time to reflect
changing community conditions, needs, and desires.
Section 40.97.15.1.C Approval Criteria. In order to approve a Quasi-Judicial
Zoning Map Amendment 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 Quasi-Judicial
Zoning Map Amendment application.
The applicant proposes a Zoning Map Amendment to implement City zoning
on the entirety of the subject site consistent with the Land Use Designations
assigned to the site in the South Cooper Mountain Community Plan. The subject
site currently retains Washington County Interim Zoning of AF-20, an
Agricultural district, and is intended to be rezoned to City of Beaverton
zoning with development. The subject site is approximately 9.75 acres in size
and currently consists of one tax lot (500, on Washington County Tax
Assessor’s Map 2S106). Although the applicant is concurrently requesting
approval of a Preliminary Partition to create 3 lots, the applicant proposes to
apply the Neighborhood Service (NS) zoning designation to the entire site.
The application meets Threshold 1 of a Quasi-Judicial Zoning Map
Amendment.
40.97.15.1. A Thresholds:
1. The change of zoning designation for a specific property or
limited number of specific properties.
As the proposal is to rezone a limited number of properties (three tax lots),
staff finds the application consistent with Threshold 1.
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Therefore, staff finds the proposal to meet the criterion for approval.
2.

All City application fees related to the application under consideration by
the decision-making authority have been submitted.
The applicant has paid the required fee for a Zoning Map Amendment.
Therefore, staff finds the proposal to meet the criterion for approval.

3.

The proposal conforms with applicable policies of the City’s
Comprehensive Plan.
RELEVANT COMPREHENSIVE PLAN POLICIES
From Chapters 3, 4, 6 and 8

Chapter 3 (Land Use Element)
Goal 3.1.1 Encourage development and land use patterns that
support a variety of transportation options
Policy a. of 3.1.1 Emphasize pedestrian convenience and
safety in all developments and transportation facilities.
The applicant’s plans demonstrate compliance with all applicable
engineering standards of the City and County and Figure 10:
Community Plan Street Framework of the South Cooper Mountain
Community Plan (SCMCP), with the exception of a small segment of
a 5-foot wide curb-tight sidewalk along the southern half of Main
Street for which the applicant is requesting concurrent approval of a
Sidewalk Design Modification application for. In addition to providing
convenient pedestrian connections throughout the site, along streets
and building elevations and to local open spaces, the applicant’s
plans show a required multi-use trail spanning the width of the site
along SW Scholls Ferry Road which will connect to properties to the
east and west of the subject site consistent with Figure 11:
Community Plan Bicycle & Pedestrian Framework of the SCMCP.
Furthermore, the applicant plans show multiple connections to the
multi-use trail on SW Scholls Ferry Road and to sidewalks on SW
Mountainside Way. The applicant also states that pedestrian
connection to the north have also been proposed in anticipation of the
future extension of SW Mountainside Way. The applicant’s plan also
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shows a pedestrian crossing at the intersection of Main Street and
SW Mountainside Way which will provide a safe pedestrian
connection to the high school located just east of the subject site. By
complying with the above Community Plan requirements and
City/County engineering standards, the bicycle and pedestrian
connectivity within the site will operate safely and efficiently.
Additional pedestrian connections, as proposed by the applicant, will
enhance the network, providing further convenience within the
development.
Policy b of 3.1.1 Encourage development and programs that
reduce the need for vehicle use and ownership.
The applicant states that the proposed development includes both
vertical and horizontal mixed-use and includes 84 units of multifamily
residential housing; 80 units of independent senior housing; 30,000
sq. ft. of commercial uses; a plaza for programmed events such as
markets; a public park; and play areas. The applicant explains that
this mix of uses will allow residents of the development, students at
the Mountainside High School next door, and the nearby community
to visit on foot or by bicycle, which will reduce the need for vehicle
use. The applicant has also concurrently requested reductions to
required parking for the senior multi-family building and affordable
housing component, a request that is supported by a parking
analysis. Consistent with the SCMCP goal for this site, the applicant
has anticipated transit on the site and has proposed a transit
“stop/layover” on the south side of Main Street. The applicant states
that the future extension of TriMet service to the area will provide
another alternative method of transportation. The applicant’s plans
show that the proposal includes a development that supports a variety
of uses on the site within walking distance that helps reduce the need
for vehicle use and ownership. the site but are also shown to reach
the boundaries of the parent parcel for connection to adjacent
anticipated development. The proposal offers multiple options for
pedestrian and bicycle circulations within the development.

Policy c of 3.1.1 Ensure that new development is designed to
provide safe, comfortable and direct pedestrian and bicycle
connections to and through the development, including to
reach nearby points of interest.
The applicant states that the proposed development provides safe,
comfortable, and direct pedestrian and bicycle connections from
Scholls Ferry Road to the south by way of the extension of the
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multiuse trail along the southern boundary. Mountainside Way will
also include bicycle lanes which will connect with the existing bicycle
lanes on Scholls Ferry Road and will eventually extend to connect
with Strobel Road to the west. Each building on site is set close to the
sidewalk and provides a direct pedestrian connection to the public
way.
The applicant is proposing bicycle and pedestrian connections
consistent with City and County standards, where applicable,
throughout the development. These connections provide safe and
direct access to nearby points of interest, such as the anticipated park
in Tract A, splash pad and playground on Lot 3 as well as the nonresidential uses anticipated on Lot 3.
Policy d of 3.1.1 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.
The City anticipates the extension of TriMet service to the site and
has identified the Neighborhood Service (NS) zone as one of the
zones that supports high-density development near transit. The
applicant is requesting approval of a Zoning Map Amendment to
apply the NS zone to the site.
The applicant states that the proposed development incorporates a
mix of uses, including high-density residential development, to
support the surrounding residential uses and provide alternatives to
vehicle use.

Policy j of 3.1.1 Encourage use of structured, underground,
and/or tuck-under parking for commercial, office, and
multifamily development.
The applicant states the proposed development incorporates
structured parking to support the commercial uses on the site and to
support programmed events in the plaza.

Policy k of 3.1.1 Encourage shared parking agreements in all
areas with significant volumes of surface parking lots.
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The applicant states the proposed development includes three
surface parking lots; a shared parking agreement has been requested
through the provisions of Chapter 40.55 to allow the non-residential
uses on Lots 1 and 3 to share the parking provided on Lot 3. See
PD2020-0002.

Policy l of 3.1.1 Accommodate automobile access and
parking in an efficient manner that does not detract from the
desirability of other modes.
The applicant states that great care has been taken to balance future
transit service with bicycle and pedestrian amenities to encourage the
use of alternative modes. A transit stop will be constructed in
coordination with TriMet once the final route is finalized. Parking is
located to the rear of the residential buildings; parking reductions
have been requested to reflect the unique residential makeup of the
development. These efforts reduce the impact of parking on the site.

Goal 3.4.1 Provide effective and inclusive planning and development
review services
Policy d of 3.4.1 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.
The subject site is currently zoned Washington County–Interim
Zoning (AF20). The SCMCP designates this site as Main Street, and
one of the zones identified to implement that designation is
Neighborhood Services (NS) (R1 and R2 are the other options). The
applicant has submitted a Zoning Map Amendment application to
request that the NS zone be applied to the site. See ZMA2020-0005.
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.
ii. Existing zoning that is not consistent with the Comprehensive
Plan and zoning district matrix may remain in place until the
Written Report: October 14, 2020
SCM Main Street

ZMA-5

city or property owner initiates a zone change; however,
zoning map amendments must be consistent with the
Comprehensive Plan and zoning district matrix.
The subject site currently retains an Interim Washington County
zoning designation (AF-20). The applicant is proposing to apply an
existing City of Beaverton Commercial zone, Neighborhood Service
(NS) consistent with the Comprehensive Plan.

Policy e of 3.4.1 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.
The applicant states, the adopted 2017 Comprehensive Plan
designation for this site is Neighborhood Center, which is within the
Commercial Centers and Corridors area. The policies of the
Commercial Centers and Corridors designation are in Chapter 3.7,
addressed below.

3.7 Commercial Centers and Corridors
Goal 3.7.1 Enhanced Commercial Centers and Corridors
Policy a of 3.7.1 Over time, new development and
redevelopment should improve accessibility and comfort for
non-auto modes, including:
i. Improving pedestrian and bicycle connections within and
between sites
ii. Enhancing or creating multi-modal connections wherever
feasible
iii. Providing direct pedestrian connections to, and amenities
near, transit stops
iv. Providing a more visually engaging and appealing street
frontage through the addition of buildings adjacent to the
street, enhanced landscaping, more pedestrian scale signage,
etc.
v. Providing safe and convenient paths for pedestrians within
large parking areas
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The applicant states that the site is currently in agricultural and rural
residential use and that the proposed development will create
pedestrian and bicycle connections within the site and between the
site and the developed sites to the east and south. Once the multiuse
trail along Scholls Ferry Road has been completed, the trail network
will connect from Tile Flat Road to 185th Ave and beyond. The
applicant further explains that the development design anticipates the
extension of TriMet bus service to the site and the project team has
coordinated with TriMet regarding the ideal location and design of a
stop and layover. The anticipated transit stop will be located on Main
Street and will provide pedestrian connections to the public park and
the residences and commercial uses on the site. The proposed
buildings are adjacent to the street and provide a sense of enclosure
for pedestrians. The parking areas include protected pedestrian
walkways.
Policy b of 3.7.1 Emphasize commercial and employment
uses, and limit ground floor residential uses to preserve land
to meet the city’s employment needs.
The applicant states that he NS zone limits the amount of residential
development to 50 percent of the contiguous land area to address this
policy and explains that the multifamily buildings west of Street B
(Buildings 2 and 3) include residential uses on the ground floor, while
the ground floors of buildings east of Street B (Buildings 1, 4, 5, 6, and
7) are in largely commercial use. The proposed development concept
provides affordable housing, which is much needed within the South
Cooper Mountain area, as well as commercial and employment uses.
Policy c of 3.7.1 Allow for housing as part of an integrated
mixed-use development, generally behind or above
commercial uses, and buffered from high-traffic roadways or
uses incompatible with residential use.
The applicant proposes a mix of uses on the subject site. Although
ground floor uses are proposed, they are oriented toward Main Street,
a Local street with a Major Pedestrian Route intended to facilitate a
more pedestrian oriented design compatible with residential use,
rather than high-traffic roadways.
The applicant also explains that the ground floor of the senior housing
building (Building 1) includes residential amenities such as meeting
rooms and leasable commercial space, which provides a buffer for
upper-level units and reflects the commercial uses proposed south of
Main Street.
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Goal 3.7.4 Neighborhood Center: Provide opportunities for small-scale
commercial
development that serves adjacent neighborhoods
The following policies apply to Neighborhood Centers, in addition to
policies under Goal 3.7.1. Policies:
Policy a of 3.7.4 Limit the scale and type of non-residential
uses to ensure compatibility with surrounding neighborhoods.
The proposal includes a combination of residential and non-residential
uses. Although residential uses are a conditional use in the NS zone
and are limited to 50% of the contagious area, the applicant’s inclusion
of residential uses helps limit the scale of non-residential uses on the
site. While specific non-residential uses have not yet been identified,
the applicant notes that the NS zone applies lower height limitations
than surrounding residential zones, and therefore limits the scale of
non-residential uses. The applicant further explains that the proposed
non-residential development is modest in scale and is intended to
support, rather than overshadow, activities in the plaza in the
southeast corner of the site. The proposed uses are permitted in the
NS zone and include retail, and office. A possible day care use is
identified in the narrative and if eventually proposed would require
future separate Conditional Use approval.

Policy b of 3.7.4 Limit or prohibit auto-oriented commercial
uses:
i. Allow limited new automotive services (e.g. gas stations,
car wash, and car repair) at a small scale where compatible
with adjacent uses and where the design of the site and
building or structure promote a quality pedestrian environment
along the street.
ii. Prohibit land-intensive vehicle sales and service uses, uses
requiring extensive outdoor storage, and large-scale
automotive services.
Major and Minor Automotive Services are subject to conditional use review.
The applicant has not submitted a request for automotive services to be
permitted on the subject site. Auto sales and rentals are prohibited in the
NS zone. The applicant states that none of these uses are proposed.
Policy c of 3.7.4 Use development standards and/or
conditional use review to address potential issues related to
compatibility of neighborhood commercial uses with adjacent
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housing, including noise, access and parking.
Although specific non-residential uses are not proposed, the NS zone
permits a variety of commercial uses and some conditionally. The
residential portion of this development is permitted conditionally in the NS
zone and is reviewed for compatibility with adjacent existing and planned
uses. Property east of the subject site is developed with a high school,
property to the north and west is currently underdeveloped with residential
and agricultural uses. The property to the north west has a land use
designation of High Density Residential and is anticipated to be developed
in a manner consistent with the intent of the applied land use designation.
Furthermore, the applicant’s proposal places the non-residential uses closer
to the southeast corner of the site, which is further from the anticipated
residential uses to the north and west. The proposed residential uses on the
site will provide a transition between the planned non-residential buildings
and potential residential uses surrounding the site.

Policy d of 3.7.4 Allow the continuation of existing residential uses
and new residential uses that are part of a mixed-use development
or support and provide opportunities for future neighborhood
commercial uses within the Neighborhood Center.
The applicant states that the NS zone permits residential uses conditionally.
The proposed development is a mixed-use development that includes new
residential uses. These residential uses will support the proposed
neighborhood-serving commercial uses and provide a variety of housing
types in the South Cooper Mountain area.

Policy e of 3.7.4 Improve and enhance connections to adjacent
neighborhoods to make it easier and more enjoyable for neighbors
to walk or bike to the Neighborhood Center.
The applicant proposes the extension of a multi-use trail south of the subject
site along SW Scholls Ferry Road. This will significantly enhance the
pedestrian and bicycle connection to the Neighborhood Center. The
applicant states that the proposed development will also construct frontage
improvements along Scholls Ferry Road that will include striped bicycle
lanes. The intersection of Mountainside Way is signalized, which will allow
residents of River Terrace and other parts of South Cooper Mountain to
access the site safely. The applicant’s plans show connections to the north,
east, south and west of the site, enabling existing and proposed
developments to connect and access the Neighborhood Center.
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Chapter 4 (Housing Element)
4.2 Housing Types
Goal 4.2.1 Provide a variety of housing types that meet the needs and
preferences of residents Policies:
Policy a of 4.2.1. 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
The applicant’s proposal includes multi-family housing with a variety
of unit sizes to meet the varying needs of individuals, groups and
families of different sizes. The NS zone has a minimum lot size of
1,000 square feet per dwelling unit for attached units and the
applicant’s proposal meets the minimum density required for the site.

Policy c of 4.2.1 Identify and research emerging housing types and
regularly consider appropriate updates to the Development Code to
allow for their development
The proposed development considers emerging housing needs by
proposing a mixed-use development which places housing intended for a
wide range of ages near various amenities within walking distance.

Policy d of 4.2.1 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
The applicant states the Development Code for the NS zone supports
family-sized multifamily rental units by using a minimum lot size per unit
rather than a FAR calculation, which reduces the incentives to provide
smaller units.
e) Support older residents’ ability to age in place through targeted
investments that make existing housing more 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
The applicant states that the proposed development incorporates affordable
housing units for independent seniors as well as for residents and families.
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The inclusion of these housing options within South Cooper Mountain
provides housing choices for different income levels and stages of life. The
applicant further explains that the site has been designed with Universal
Design considerations in mind. The applicant states that the design, which
incorporates the principles of Universal Design, is intended to be barrierfree and accessible by people of all ages and abilities.

Chapter 6 (Transportation Element)
The following policies under Chapter 6 of the Beaverton
Comprehensive Plan have been identified by the applicant. Staff
notes that the more detailed assessment of proposed public facilities
is provided in findings identified to Attachment A of this report
(Facilities Review approval criteria). Staff incorporate the applicant’s
response to the following policies under Chapter 6 (citied below) in
addition to the more detailed findings prepared in response to the
Facilities Review criteria.
Goal 6.2.1 Transportation Goals and Policies
Policy a of 6.2.1. Maintain the livability of Beaverton through
proper location and design of Transportation facilities.
The applicant applicant’s plans show the improvement and expansion
of SW Mountainside Way as supported by the SCMCP, as well as the
improvement of SW Scholls Ferry Road directly south of the site.
Internally to the site, the applicant proposes several Local streets,
including Main Street which has been designated as a Major
Pedestrian Route, consistent with the SCMCP.
The applicant states that these streets will be built to City and County
standards, including the required right-of- way widths to provide for
vehicular, bicycle, and pedestrian circulation. Additionally, the local
streets and pedestrian access ways have been designed to
accommodate the topography and required densities while
contributing to the on-site circulation network. Any variations from
Engineering Design Manual (EDM) standards will require City
Engineer approval through the EDM Modification process. Approval
of a land use application does not imply approval of any necessary
EDM Modifications. The applicant has also submitted a Sidewalk
Design Modification request to allow for a segment of Main Street to
have a 5-foot wide curb-tight sidewalk.
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Policy d of 6.2.1. Locate and design multi-use paths to balance the
needs of human use and enjoyment with resource preservation in
areas identified on the Natural Resource Inventory Plan Map for
their Significant Natural Resource values.
The subject site does not contain any significant natural resources,
but the applicant’s proposal does include a 14-foot wide multi-use use
trail along the site’s southern frontage which will provide access to
surrounding natural resource areas. The applicant’s plans also show
pedestrian connection extend to the boundaries of the site which will
enable future connections to be made to abutting properties and
natural resource area on those sites.

Policy e of 6.2.1. Protect neighborhoods from excessive
through traffic and travel speeds while providing reasonable
access to and from residential areas. Build streets to minimize
speeding.
The applicant states Main Street incorporates additional design
features intended to complement the future park and the “main street”
nature of its location: a raised intersection table at Street B will slow
traffic and prioritize the pedestrian; most of the sidewalks are 10 ft. to
allow for high volumes of pedestrian activity; and direct access to the
park is provided via a series of walkways.

Policy g of 6.2.1. Provide convenient direct pedestrian and
bicycle facilities to promote the health and physical well-being
of Beaverton residents, to reduce traffic congestion, to provide
commuting and recreational alternatives to the motor vehicle,
and to support local commerce.
The applicant states that each of the new streets include sidewalks;
bicycles will share the street with low-speed vehicles. The expansion
of Mountainside Way will add a sidewalk and bike lane to the west
and south side of the street adjacent to the property. The expansion
of Scholls Ferry Road will include both a striped bike lane and a
grade-separated multimodal trail that will connect to the Mountainside
School site to the east and neighborhoods to the west and south.

Goal 6.2.2: A balanced multimodal transportation system that provides
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mobility and accessibility for users.
Policy a of 6.2.2 Recognize that streets are important to
community identity and provide a needed service. Implement
Beaverton’s public street standards that recognize the multipurpose nature of the street right-of-way for a combination of
utility, pedestrian, bicycle, transit, truck, auto uses, and railroad
crossings.
The applicant’s plans show right-of-way improvements consistent
with City of Beaverton street standards, with the exception of two
areas where the applicant has requested a modification or exception
be approved. The applicant’s internal street system also recognizes
the multi-purpose nature of streets by providing wide sidewalks,
sidewalks buffered by landscape strips that also serve as water
treatment facilities (LIDA) in some cases, and as mentioned
elsewhere, a raised intersection table at Street B will slow traffic and
prioritize the pedestrians as well as make the streets more welcoming
to bikers.

Policy b of 6.2.2 Provide a seamless and coordinated
transportation system that is barrier-free, provides affordable
and equitable access to travel choices, and serves the needs
of people and businesses.
The applicant states that the development supports Beaverton’s
multi-purpose street standards as well as the expansion of the TriMet
bus system into the South Cooper Mountain area. The site has been
designed in coordination with TriMet staff to provide a future bus stop
and overlay on Main Street, which will serve the affordable housing
units as well as the future commercial development on the site.

Policy c of 6.2.2. Develop and provide a safe, complete,
attractive, efficient, and accessible system of pedestrian ways
and bicycle ways, including bike lanes, cycle- tracks, bike
boulevards, shared roadways, multi-use paths, and sidewalks
according to the pedestrian and bicycle system maps, and the
Development Code and Engineering Design Manual
requirements.
The applicant states that the proposed development includes new
pedestrian and bicycle ways and public infrastructure was designed
to the standards of Washington County and Beaverton, and in
Written Report: October 14, 2020
SCM Main Street

ZMA-13

accordance with TVF&R standards. The applicant further explains
that the proposed multi-use trail along Scholls Ferry Road has been
designed to THPRD standards. Each of these facilities will expand
the pedestrian and bicycle options for the community and are
designed to extend with future development to the north and west.
The applicants plans show safe, complete, attractive, efficient and
accessible systems of pedestrian and bicycle was are proposed, in
accordance with the Development Code and Engineering Design
Manual requirements or as otherwise approved through the
development review process (Sidewalk Design Modification) and an
Engineering Design Manual Exception.

Policy d of 6.2.2. Design sidewalks and the pedestrian access
systems to City standards to enhance walkability: complete the
accessible pedestrian network, provide safe direct access to
transit and activity centers, and provide safe crossings at
intersections with pedestrian friendly design.
The applicant states the proposed development has requested to
reduced off-street parking to accommodate additional affordable
dwelling units and allow uses with different peak periods to share the
off-street parking, explaining that this shared resource will allow the
use of the commercial plaza for other activities, such as markets and
events. The site has a connected pedestrian network along the new
streets and to and through each site. The applicant also states that
the raised intersection at Main Street and Street B will enhance
pedestrian safety through a change in surface elevation and
materials. Staff also incorporates the findings prepared in response
to the Facilities Review section of this report.

Policy e of 6.2.2. Provide connectivity to each area of the City
for convenient multimodal access. Ensure pedestrian, bicycle,
transit, and vehicle access to schools, parks, commercial,
employment, and recreational areas, and destinations in
station areas, regional and town centers by identifying the
developing improvements that address connectivity needs.
The applicant states the Main Street development provides a
multimodal trail connection to Mountainside School to the east and
will accommodate future bus service to the South Cooper Mountain
area. The South Cooper Mountain Concept Plan has identified a
street and trail network, and the proposed development is
constructing portions of that network in addition to three local streets.
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The applicant explains that these improvements will further connect
the parks, schools, and neighborhoods within South Cooper Mountain
and to River Terrace to the south.

Policy f of 6.2.2. Develop neighborhood and local connections
to provide convenient circulation into and out of neighborhoods.
Work to prevent and eliminate pedestrian and bicycle “cul-desacs” that require substantial out-of-direction travel for
pedestrians and bicyclists.
The applicant’s plans show a well-connected and distributed
circulation system in and around the development, except where
topographical conditions make the connections challenging. The
applicant explains that Street B terminates in a pedestrian facility to
the north, at its intersection with Mountainside Way and that this is
due to significant grade in that location; bicyclists will be able to
access westbound Mountainside Way by Street A when it is
anticipated to be extended in the future with development of the
adjacent parcel. Staff concurs and incorporates the findings prepared
in response to the Facilities Review section of this report

Policy g of 6.2.2. Identify specific areas within the City where
pedestrian needs and the pedestrian experience should be
given highest priority in the design of streets, parking,
intersections, connectivity, signal controls, mapping and
signing, and other transportation facilities.
The applicant states that the subject site is likely to be the primary
employment center within the plan area and will be safely and easily
accessed from all directions by the proposed pedestrian and bicycle
network. The applicant’s plans show safe and direct access to future
transit via a sidewalk system and walkways that connect buildings to
the broader pedestrian circulation system. The applicant further
states that the construction of the Scholls Ferry Road frontage will
provide a key connection for bicyclists using the bike lane and
bicycles and pedestrians using the multimodal path. Main Street has
been identified as a Major Pedestrian Route in the SCMCP and the
applicant’s plans show general compliance with the pedestrian
oriented design goals such as wider sidewalks, buildings closer to the
street and a raised intersection to slow down traffic.
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Policy i of 6.2.2. Design streets to accommodate transit while
minimizing impact to traffic flow.
The applicant states the site has been designed in consultation with
TriMet staff to accommodate a future bus/stop layover on Main Street,
in accordance with the City’s adopted policies for the South Cooper
Mountain Main Street area. The applicant’s plans show the
accommodation of a transit stop on the south side of Main Street, just
west of proposed park in Tract A. Main Street is shown to meet L1
street standards which includes parking spaces on both sides of the
street. The applicant explains that the transit stop furnishings will be
determined per TriMet policy by the level of ridership and frequency
of service

Policy j of 6.2.2. Require developers to include pedestrian,
bicycle, and transit supportive improvements within proposed
developments and adjacent rights-of- way in accordance with
adopted policies and standards.
The applicant’s plans demonstrate that a range of pedestrian and
bicycle amenities have been proposed throughout and adjacent to the
site. As previously mentioned herein, the site has been designed in
anticipation of accommodating transit service.

Goal 6.2.3: A safe transportation system.
Policy b of 6.2.3. Design streets to serve anticipated function
and intended uses as determined by the Comprehensive Plan.
The applicant states that the streets abutting and within the site have
been designed to the appropriate functional classification. The
applicant explains that Scholls Ferry Road is a Washington County
arterial and has been designed to those standards; Mountainside
Way is a Beaverton Collector and has been designed to those
standards; and Main Street, Street A, and Street B are local streets
and have been designed to those standards. Staff concurs and
incorporates the findings prepared in response to the Facilities
Review section of this report.
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Policy d of 6.2.3. Designate safe walkway and bikeway routes
from residential areas to schools, parks, transit, and other
activity centers.
The applicant’s plan show that the subject site is located directly to
the west of Mountainside School. The proposed design includes a
protected pedestrian walkway across Mountainside Way at the Main
Street intersection, and a signalized crossing is located approximately
300 ft. to the south at Scholls Ferry Road. Staff concurs.
Policy e of 6.2.3. Construct multi-use paths only where they
can be developed with satisfactory design components that
address safety, security, maintainability, and acceptable uses.
Multi-use paths should converge at traffic-controlled
intersections to provide for safe crossing, and paths should be
separate and distant from major streets for most of their length.
Mid-block crossings for trail access, such as the Denny Road
Fanno Creek Trail crossing, will be considered as appropriate
where findings for safety are met and such crossings are
approved by the City.
The applicant states that the SCMCP identifies a multimodal trail
along the southern boundary of the site. This trail will be constructed
to THPRD standards for a multiuse path. The path crossing will occur
at the signalized intersection of Mountainside Way and Scholls Ferry
Road to the east. The applicant’s plans show the required 14-foot
wide trail along the southern boundary of the site, separated from SW
Scholls Ferry Road by a 7.5 foot wide planter.
Policy f of 6.2.3. Provide satisfactory levels of maintenance to
the transportation system in order to preserve user safety,
facility aesthetics, and the integrity of the system as a whole.
Policy g of 6.2.3. Maintain access management standards for
streets consistent with City, County, and State requirements to
reduce conflicts among vehicles, trucks, rail, bicycles, and
pedestrians. Preserve the functional integrity of the road
system by limiting access per City standards.
The applicant states that site transportation infrastructure has been
designed in conformance with City and County access management
standards and designed to the City’s requirements to support
maintenance.
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Policy h of 6.2.3. Ensure that adequate access for emergency
services vehicles is provided throughout the City.
The applicant states that the development has been designed in
consultation with TVF&R. A service provider permit from TVF&R is
included in the applicant’s materials. The applicant’s plans also show
an emergency vehicle only access from Scholls Ferry Road along the
site’s western boundary.

Goal 6.2.4: An efficient transportation system that reduces the
percentage of trips by single occupant vehicles, reduces the number
and length of trips, limits congestion, and improves air quality.
Policy a of 6.2.4 Develop an energy efficient transportation
system.
The applicant states the proposed development includes both
horizontal and vertical mixed-uses, which supports walking and biking
to meet daily needs. The site design also includes multimodal access
in the form of sidewalks and pedestrian walkways, bike infrastructure,
and a multiuse path along the southern boundary. The site has been
designed to accommodate future TriMet bus service to the area,
which will further support multimodal access to and within South
Cooper Mountain. The applicant’s proposal which includes various
uses within close proximity to each other as well as direct access to
pedestrian and bicycle facilities support an energy efficient
transportation system.

Policy c of 6.2.4 Limit the provision of parking to meet regional
and State standards.
The Development Code provides opportunities to request parking
reductions and to share parking. The applicant has requested to
reduce the parking required for the senior residential building on Lot
1, the parking on Lot 2, and has requested to be able to locate
required commercial parking all on one lot (Lot 3). The applicant
states that the proposed commercial development includes structured
parking to accommodate the parking requirements of the commercial
uses as well as minimize the impact of that parking on the surrounding
streetscape.
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Policy g of 6.2.4 Plan land uses to increase opportunities for
multi-purpose trips (trip chaining).
The subject site’s land use designation supports the NS zoning
district. The NS zoning district permits a variety of non-residential
uses outright while also conditionally permitting residential uses. The
applicant has requested to apply the NS zone to the site and
proposes a mixed-use development, encouraging more trips to occur
locally.

Policy i of 6.2.4 Support mixed-use development in
appropriate locations and encourage local job creation in order
to reduce the number of locally generated regional commuting
and shopping trips.
The applicant states that the Main Street land use designation and
NS zoning designation encourage mixed-use development as well as
neighborhood-scale retail and service to support the South Cooper
Mountain community. The proposed development includes
residential and commercial uses, which will support and promote trip
chaining as well as alternative modes of transportation.

Policy j of 6.2.4 Coordinate with TriMet and other agencies to
implement transit improvements concurrent with roadway
improvements, to improve access and frequency of service, to
provide parking as appropriate at transit centers, and to
increase ridership and service area. Encourage development
of regional high capacity transit, including light rail transit,
streetcar, and commuter rail.
Extension of transit services to the South Cooper Mountain
Community Plan area is anticipated. The applicant states the site has
been designed in collaboration with TriMet staff to ensure it can
accommodate a future bus stop/layover that meets TriMet’s
operational needs. Bicycle and pedestrian access to the bus stop is
provided through a sidewalk and bicycle facility network to be
constructed with the street and site infrastructure.
Goal 6.2.5: Transportation facilities that serve and are accessible to
all members of the community. Policies:
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Policy a of 6.2.5 Construct transportation facilities, including
access to and within transit waiting areas, to meet the
requirements of the Americans with Disabilities Act.
The applicant states that the site has been designed in accordance
with Universal Design principles, which focus on designing
communities that are accessible to all community members. The
applicant further adds that the site improvements and future bus
stop/layover will be accessible to all users and will meet the
requirements of the ADA. Staff notes that the proposal will be required
to comply with Americans with Disabilities Act (ADA) standards which
will be evaluated at the time of Building and Site Development permit
review.
Chapter 8 (Environmental Quality and Safety Element)
8.4.1. Goal: Create and protect a healthy acoustical environment
within the City.
Policies:
Policy a of 8.4.1 Noise impacts shall be considered during
development review processes.
Action 1: Adopt and implement appropriate design standards
for development permits for all commercial, industrial, high
density, mixed use and transportation projects, and others as
appropriate. Development applications should be required to
demonstrate compliance with applicable noise level standards.
Means of meeting the design standards might include, but are
not limited to:
• Use of year-round landscape elements that absorb parking
lot and street noise.
• Use of underground parking.
• Use of extra-thick windows.
• Facades constructed of materials that help to absorb sounds.
• Pervious surface landscape and parking lot materials that
absorb sounds.
• Use of building materials that aid in the reduction of sound
traveling through common floors
and walls.
• Dampers on heating and cooling equipment.
The applicant’s plans demonstrate general compliance with adopted
design standards and guidelines such as landscaping around parking
lots and buildings and placing a portion of the parking within a
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structure. Furthermore, staff notes that the proposal will be required
to comply with applicable Building Code requirements.

Policy b of 8.4.1 The City shall comply with EPA and DEQ
noise standards.
The applicant states the proposed development will comply with all applicable noise
standards of the City’s Municipal Code.
RELEVANT SOUTH COOPER MOUNTAIN COMMUNITY PLAN POLICIES
Facts and Finding in response to Section 60.35.25 of the Development Code
and in response to Approval Criterion No. 3 of ZMA

Land Use Implementation Policies
Policy 1. The City shall adopt a Land Use Map as part of the
Community Plan that establishes initial comprehensive plan
map designations for the South Cooper Mountain Community
Plan Area.
The applicant refers to Figure 7: Community Plan Land Use Map that
establishes Comprehensive Plan map designations for the SCMCP
area. This map assigns a Main Street land use designation to this
site. Subsequent to the SCMCP adoption the City in 2017 updated
their Comprehensive Plan Land Use Designations and removed the
Main Street designation, as part of that process the subject site’s
designation was changed to Neighborhood Center. The applicant
proposes the Neighborhood Service zoning district which implements
the Neighborhood Center land use designation and is therefore
consistent with Policy 1.

Policy 2. Washington County zoning, as administered by the
City, shall remain in place until new City zoning is applied.
The site is currently zoned Interim Washington County AF-20. Zoning
in compliance with the South Cooper Mountain Community Plan Land
Use designation is requested concurrently with this application.

Policy 3. Zoning may be applied through initiation by the City
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or as requested by an applicant. Zoning and development
review applications may be requested concurrently. The mix of
zones applied to a given development site shall be generally
consistent with the assumed mix of zones shown in Table 2.
Deviation of up to 10 percentage points may be allowed from
the mix shown in Table 2 (e.g. if the mix shown is 30/70 then
the deviation may be between 20/80 and 40/60). The
percentage shall be calculated based on gross site acres.
The applicant has requested the application of City zoning to the site.
The Zoning Map Amendment application has been submitted
concurrently with ADJ2020-0002 Major Adjustment – Affordable
Housing, CU2020-0002 Conditional Use – PUD, CU2020-0003 New
Conditional Use, DR2020-0067 Design Review Three, LD2020-0007
Preliminary Partition, PD2020-0002 Parking Determination, and
SDM2020-0004 Sidewalk Design Modification. The applicant
proposes to apply NS zoning to the entirety of the site, consistent with
Table 2: Land Use Designations and Capacity Estimates. Staff finds
the applicants proposal consistent with Policy 3.

Policy 4. Amendments to the boundaries of Land Use Map
designations may be proposed as individual requests prior to
development, or simultaneously when development is
proposed. This policy is intended to provide a means for the
Land Use map and zoning to be aligned with site-specific
condition, and the placement of roads, housing densities,
parks, schools and other development that will occur
incrementally over time.
The applicant states no amendment to the boundaries of the Land
Use Map designations is requested. Staff finds that Policy 4 is not
applicable.

Policy 5. All Land Use map amendments will be required to
demonstrate consistency with all policies in the South
Community Plan in addition to applicable Comprehensive Plan
policies, Development Code requirements, and other
applicable regulations. In addition, amendments to the Land
Use Map will provide a mix of land use designations and
opportunities for a variety of housing types. The goal of this
policy is to ensure that South Cooper Mountains’
neighborhoods and livability are enhanced by variety in the
type and design of housing.
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The applicant stated that no amendment to the boundaries of the
Land Use Map designations is requested. Staff finds that Policy 5 is
not applicable.

Policy 6. The City will support efforts by THPRD and
Beaverton and Hillsboro School Districts to find, acquired and
develop appropriate sites for neighborhood parks and
elementary schools within the Community Plan area.
e. Neighborhood Park:
i.
Two to four acres per neighborhood park of unconstrained,
relatively level land for active recreation facilities
ii.
Good frontage on a local street or Neighborhood Route
with on-street parking
iii.
Good connections to trails
iv.
Focal points for neighborhoods, with walkable catchment
areas
v.
Co-location adjacent to a school is highly desirable
The applicant states the proposed park is 0.26 acres in area and
would be classified as an Urban Plaza or Pocket Park due to its size
and location. The applicant further explains that though not a
Neighborhood Park, it has frontage on a local street (Main Street) with
on-street parking and is connected to the Community Trail along
Scholls Ferry Road by the sidewalk along Mountainside Way as well
as an internal sidewalk connection to the plaza area to the south. The
applicant states that the park is intended to be a focal point for this
mixed-use neighborhood and its residents and visitors. Finally, the
park is located directly to the west of Mountainside High School.
f. Elementary Schools:
i.
Eight to ten acres of unconstrained, relatively level land
per elementary school
ii.
Good access from Neighborhood Routes or Collector
roads
iii.
Generally not adjacent to an arterial road
iv.
Focal points for neighborhoods, centrally-located within
walkable attendance areas
v.
Opportunities to co-locate schools adjacent to parks
should be sought
The SCMCP designates this site as Main Street; intended to include
small-scale retail and service to adjacent neighborhoods along with
some medium to high density housing. The SCMCP does not identify
an elementary school within this site, and the applicant states that no
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elementary school is proposed within this PUD. Staff finds Policy 6
is not applicable to the subject site.

Neighborhood and Housing Policies
Policy 1. Development shall contribute to creating walkable
neighborhoods. This policy is implemented by demonstrating
consistency with the neighborhood design principles listed
below:
a. Clear focal points shall be provided. Focal points include but are
not limited to: parks, schools, community gathering spaces,
neighborhood services (i.e. day care), scenic viewpoints, and/or
natural areas that are visually and physically accessible to the
public. Residential developments shall provide at least one focal
point per 40 acres of gross site area. The decision-making
authority may require additional focal points or require provision
of a focal point for smaller sites in order to ensure that all
neighborhoods have at least one focal point or to ensure
cohesiveness and legibility among adjacent developments.
The applicant states that the site is 9.75 gross acres in size and one
focal point is required. The proposed development includes a 0.26acre public park adjacent to Main Street, which connects to a plaza
area that can be programmed with food carts, a Farmers’ Market, and
other activities. These areas are both visually and physically
accessible to the public. Staff finds that the proposal meets
Neighborhood Housing Policy 1.a.
b. A network of walkable blocks and trails, consistent with the
Transportation Framework Plan and the Bicycle and Pedestrian
Framework Plan, shall be provided.
The applicant states that the Transportation Framework Plan and
Bicycle and Pedestrian Framework Plan identify two facilities for the
site: the extension of a Collector Road (Mountainside Way) and
continuation of a multi-use trail along the site frontage. The applicant
also states that the site is divided into 4 “blocks” of less than 150 ft.
in length to create a walkable mixed-use district. Staff finds that the
proposal meets Neighborhood Housing Policy 1.b.
c. The orientation of streets, blocks, development and/or trails shall
be planned so the natural areas are not “walled off” but rather
are as physically and visually accessible to the public as
practicable.
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The subject site does not contain any identified natural areas. The
applicant states a park has been designed to incorporate existing
mature sequoia and sweet gum trees and provide both physical and
visual access to the public. The applicant’s plans show the park is
located along Main Street, both visually and physically accessible.
Staff finds that the proposal meets Neighborhood Housing Policy 1.c.
d. The provision of parks shall be coordinated with the Tualatin Hills
Park and Recreation District.
The applicant states that the design of the multiuse trail along Scholls
Ferry Road and the park have been coordinated with THPRD. The
applicant is in discussions with THPRD regarding the transfer of the
0.26-acre public park to THPRD for ownership and maintenance.
Staff finds that the proposal meets Neighborhood Housing Policy 1.d.

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.
The applicant states that multifamily residential housing is proposed
in 3 buildings on the site: Building 1 includes 80 independent senior
living apartments and Buildings 2 and 3 include 42 units each for a
total of 164 units. The applicant further explains that twelve (12) of
the units will be affordable to households earning 30 percent of area
median income (AMI); the remaining 152 units will be affordable to
households earning 60 percent of AMI. The applicant states that
these housing types will add to the variety and diversity of the
residential options in South Cooper Mountain and provide housing for
people of various incomes and life stages to live in the same
neighborhood. Staff notes that Section 60.35.25 (PUD standards)
also refers to Policy 2 and identifies the numerical requirement based
on the parcel size. These standards are identified below.
i.

Residential developments in the South Cooper Mountain
Community Plan area shall provide a variety of housing types, as

Written Report: October 14, 2020
SCM Main Street

ZMA-25

identified below, for sites:
i.
Up to 15-acres (gross), a minimum of one (1) housing type;
ii.
Greater than 15-acres (gross) 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.
j.

Housing Types include:[…] – several types identified.
i.
Standard Lot Single Family
ii.
Small Lot Single Family
iii.
Compact Detached Housing & Cluster Housing
iv.
Accessory Dwelling Unit with Single Family Detached
Dwelling
v.
Alley-Loaded Dwelling
vi.
Duplex
vii.
Triplex & Fourplex
viii.
Townhouse/Townhome
ix.
Multi-Family
x.
Live/Work, only permitted in the NS zoning district

k. 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.
l.

For developments utilizing the Standard Lot Single Family
housing type (Section 60.35.25.1.A.3.b.i.) and not utilizing the
Small
Lot
Single
Family
housing
type
(Section
60.35.25.1.A.3.b.ii), the lot size for Standard Lot Single 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.

The subject site is less than 15 acres in size and therefore requires
only one housing type. The applicant proposes all housing to be multifamily. As the applicant has provided the required variety of housing
types, staff finds that the proposal meets Neighborhood Housing
Policy 2.

Policy 3. The City will support efforts to provide affordable
housing in South Cooper Mountain. The City will evaluate the
feasibility of pro-active involvement in affordable housing
projects and supportive programs benefiting South Cooper
Mountain.
The applicant states that the proposed development includes
affordable housing and that the City has been pro-actively involved in
the project design and has been supportive of the inclusion of
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affordable housing. Therefore, staff find that the proposal meets
Policy 3.

Main Street Policies
Policy 1. Plan the Main Street area to provide local shopping
opportunities. Main Street should complement and not
compete with larger centers such as Progress Ridge.
The applicant states that the proposed development includes
approximately 29,802 square feet of non-residential/commercial
space (office, retail, or neighborhood services) designed to serve
local users. It is not intended to compete with larger shopping centers.
Staff concurs and finds that the proposal meets Policy 1.

Policy 2. Ensure that the Main Street area is designed as a
pedestrian-oriented center that also provides for excellent
accessibility by car and bicycle.
The applicant states that the Main Street area is designed to activate
the east/west “Main Street” by locating a park and an outdoor play
area adjacent to the street on the south and activate the north and
western portions of the street with multifamily uses and ground-floor
resident amenities. Main Street is designed to prioritize the pedestrian
using a raised intersection in the center of the site adjacent to open
space, residential and commercial uses. Staff find that the proposal
includes a Main Street area that is designed in a pedestrian-oriented
center that also provides vehicular and bicycle access.
Policy 3. Ensure that the Main Street area is designed to have
a complementary relationship with the adjacent High School
and associated civic and recreational uses. Access and
pedestrian routes should be coordinated. Uses within the Main
Street should support the school district’s policies for healthy
food choices and active lifestyles.
The applicant states that the development team has been
coordinating with the Beaverton School District. The applicant
explains that though Mountainside High School is a closed campus,
students will be able to visit the parks and uses before and after
school and on weekends. The continuation of the multi-use trail and
construction of bike lanes on Mountainside Way and Scholls Ferry
Road fill in gaps in the bicycle and pedestrian network and provide
options for students attending the school. The applicant’s also show
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a marked pedestrian crossing at the intersection of Main Street and
SW Mountainside Way, which will be required to include enhanced
safety features, such as a Rectangular Rapid Flashing Beacon or
similar treatment as approved by the City Transportation Engineer,
which will provide an additional connection from the high school the
Main Street site. Although specific non-residential uses have not yet
been identified staff finds that the location of the park, plaza and
commercial building along Mountainside Way complement the
adjacent school and are easily accessible. Therefore, staff finds the
policy is met.

Policy 4. The design of the Main Street area should follow
these principles:
a. Land uses and circulation should be organized into a
series of walkable blocks.
The applicant states that the site is organized into 4 blocks by a new
east-west Main Street and new north-south connection. Main Street
sidewalks are a 10 ft. wide, with the exception of the area directly
adjacent to the park, for which the applicant is requesting approval of
through a Sidewalk Design Modification, in order to preserve mature
trees. Street B south of Main Street is designed to terminate in a
public pedestrian plaza. Pedestrian connections are provided to each
building entrance from the sidewalk. Staff finds the land uses and
circulation on site are organized into walkable blocks. Therefore, staff
finds the policy is met.
b. Buildings should be oriented to the street along key
routes. The City should consider tailored building
orientation standards so that the storefront character is
continuous along the most active edges of the blocks.
The applicant states that Main Street is designated as a Class 1 Major
Pedestrian Route, and the buildings are oriented toward Main Street
to provide a continuous setback. The applicant explains that the park
at the eastern end of Main Street is somewhat below grade and
provides visual relief and both visual and physical access to visitors.
The applicant further explains that a pedestrian walkway through the
park connects with the plaza in the southeastern corner of the site,
adding that the commercial buildings in the southeastern corner of the
site engage with Scholls Ferry Road and Mountainside Way to
provide a sense of enclosure and respond to the Mountainside High
School development to the east. Staff notes that the proposed
development on the site creates multiple street frontages. The
applicant’s plans show Building’s 1, 2 and 3 line the designation Class
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1 Major Pedestrian Route, setting a continuous character along the
street. The park at the corner of Main Street and Mountainside Way,
though not a building, is an active space which will contribute to the
desired activation of key routes. Therefore, staff finds the policy is
met.
c. Mixed use buildings, 2 stories and taller, are encouraged.
The applicant states that the site consists of both single-purpose and
mixed-use buildings, and the site itself is a horizontal mixed-use
development. The applicant explains that Building 1 is 4-story mixed
use building that includes 80 independent senior dwelling units and
4,055 sq. ft. of leasable non-residential space. Buildings 2 and 3 are
multifamily buildings consisting of 3 stories on the north (uphill) side
and 4 stories on the south (downhill) side to accommodate changes
in grade; the buildings contain 42 units each and with resident
amenities on the ground level to activate the street. The southeast
quadrant of the site consists of non-residential buildings and a plaza
which is intended to be programmed for community events. The nonresidential buildings range in height. Staff finds the proposal includes
mixed-use and multi-level buildings.
d. Future transit should be anticipated and accommodated.
The applicant states that the development team has been
coordinating with TriMet throughout site design to ensure that a future
bus layover area can be accommodated on-site when transit service
is extended o South Cooper Mountain. Staff finds that the applicant’s
plans show a proposed bus layover location, therefore the policy is
met.
e. Public gathering spaces should be accommodated
through a plaza, festival street, or parking area that can
be converted to Saturday-market type use during
community events.
The applicant’s plans show a hardscaped plaza is proposed on Lot 3.
The applicant states that the plaza is activated by buildings on all
sides and is designed to accommodate pedestrians, bicyclists,
vehicles, and spillover seating from the adjacent commercial uses.
The applicant explains that the plaza can be closed to vehicular traffic
and is expected to be programmed with community events that could
include a Farmers’ Market, movies, festivals, and other events. Staff
finds that the proposal includes a gathering space that can be
converted for a variety of uses, therefore the policy is met.
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Transportation / Street Policies
Figure 10: Community Plan Street Framework Map.
The applicant states that the proposed transportation network has
been designed to be consistent with the connections illustrated in
Figure 10. The applicant explains that the proposal contains the
north-south Collector (Mountainside Way) from SW Scholls Ferry
Road to the northern site boundary, as well as internal local streets
for circulation. Staff finds two streets abutting the subject site are
identified in Figure 10; SW Scholls Ferry Road (Arterial) to the south
and SW Mountainside Way (Collector) to the east. The applicant has
proposed to improve these streets at their intended locations.
Street Policy 1. Community Plan Street Framework and
Comprehensive Plan Chapter 6.
The Beaverton
Transportation System Plan and Washington County
Transportation System Plans will be updated consistent with
Figure 10 and will be the controlling documents for
transportation planning. Should conflicts arise between the
maps in Chapter 6 of the City’s Comprehensive Plan and the
maps in this document, those in Chapter 6 shall prevail.
The applicant’s plans show the proposed transportation network has
been planned in accordance with Figure 10 and Comprehensive Plan
Chapter 6 Transportation. The applicant states that Mountainside
Way will be widened to its full cross-section and extended to the
northern boundary of the site. The applicant states that all streets
have been designed in accordance with the City’s EDM (except in
cases where exceptions are requested) and follow the
Comprehensive Plan. Staff finds that the proposal meets Street Policy
1.
Staff finds Street Policies 2 through 4 are applicable to public
agencies and other portions of the SCMCP and are not specifically
applicable to the proposed development.

Street Policy 5. The new north-south Neighborhood Collector
road from SW Scholls Ferry Road through the Community Plan
area is intended to provide connectivity through the
Community Plan area.
The applicant states that the new north-south Neighborhood
Collector, now an existing street named Mountainside Way, will be
widened to its full cross-section and extended to the northern property
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line of the site for future extension to the west. Staff find that the
proposed development includes the improvement and extension of
SW Mountainside Way to the boundary of the site. Therefore, staff
find the policy is met.
Street Policy 6. North of SW Scholls Ferry Road, this new
collector shall serve as the Main Street area of South Cooper
Mountain. The Main Street section of this Collector road shall
be designated as a Major Pedestrian Route. Pedestrianoriented features appropriate to a Main Street and features
that encourage cars to travel more slowly through the Main
Street area should be emphasized in design of the road.
Mountainside Way forms the eastern and future northern boundary of
the subject site. The applicant states that the new east-west Main
Street provides access to the site from Mountainside Way and has
been designated as a Class 1 Major Pedestrian Route. The applicant
further explains that the Main Street cross-section includes 10-ft.
sidewalks and traffic calming features to prioritize the pedestrian. And
that these features include raised crosswalks at the intersection
between Main Street and Street B and special paving treatment. The
applicant further explains that buildings and active spaces are
brought close to Main Street to activate the street and provide a sense
of safety and enclosure. Staff find the proposal includes a Main Street
section that is designated as a Major Pedestrian Route and that
pedestrian-oriented features appropriate to a Main Street and
features that encourage cars to travel more slowly through the Main
Street area are included. Therefore, staff find the policy is met.

Street Policy 7. The alignment of the North-South Collector
shall account for, and not preclude, future extension to the
west to SW Grabhorn Road and south to serve Urban Reserve
6C.
The applicant states that the proposed alignment of the north-south
collector closely follows the alignment illustrated in Figure 10 and
does not preclude future extension to the west or the south. Staff
concur and find that the proposal meets the policy.

Bicycle and Pedestrian Framework Map / Policies
Figure 11: Community Plan Bicycle and Pedestrian Framework Map.
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Figure 11 identifies a multi-use trail along SW Scholls Ferry Road,
south of subject site. The applicant is proposing to construct the
required on-street multi-use trail, as identified in Figure 11.
Additionally, all streets will contain sidewalks and bike lanes where
required. On Local streets bike lanes may be combined with traffic
travel lanes, consistent with EDM standards. Staff finds that the
proposal is consistent with Figure 11.
Policy 1. Bicycle and Pedestrian Crossings: While the location
and design of specific crossing points will be determined
through further site-specific engineering evaluation, safe,
protected pedestrian crossing opportunities should be
provided near important pedestrian destinations, such as the
future high school site, when a need is demonstrated and such
crossings can be appropriately and safely designed and
located, as determined by an engineering-level safety
analysis.
The applicant states that a pedestrian crossing has been coordinated
with Beaverton School District on Mountainside Way. The applicant
explains that a marked crosswalk and pedestrian refuge island will
provide a protected crossing for students and others traveling to and
from the high school from the west. Staff finds that the proposal meets
Bicycle and Pedestrian Policy 1.

Policy 2. Trails: Trails within the Community Plan area shall
be provided as shown on Figure 11; however, the City may
permit flexibility to adapt to site specific conditions and
ownerships provided the conceptual network in Figure 11, or
equivalent, is provided.
i.
j.
k.
l.

Stream Corridor Trails
Trails through Resource Areas
School to School Trail
Western Edge Trail

Figure 11 identifies a community multi-use trail along the site’s
southern boundary. The applicant’s plans include the required multiuse trail along the SW Scholls Ferry Road frontage. The applicant is
proposing to construct the multi-use trail, as identified in Figure 11.
Staff finds that the proposal is consistent with Figure 11. Staff finds
that the proposal meets Bicycle and Pedestrian Policy 2.

Resource Protection and Enhancement Policies
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Figure 12: Natural Resources in the Community Plan area map.
Figure 12 identifies the natural resources within the community plan
area. There is also the adopted Local Wetland Inventory (LWI) that
provides additional information about the identified wetlands/probable
wetlands. For the proposed development, the applicant’s natural
resource assessment identified several of the resources in Figure 12
of the SCMCP. These resources include Wetland/Probable Wetland,
Riparian & Wetland Buffers, and Streams.
Policy 1. Locally significant wetlands and protected riparian
corridors within the Community Plan area shall be protected
and enhanced, consistent with local, state, and federal
regulations.
Policy 2. Development adjacent to significant natural resource
areas shall be designed to provide visual and/or physical
access to the resource area and limit continuous rear lot line
edges abutting a significant natural resource through one or
more of the following treatments of the open space edge:
g.

h.

i.

Parallel trail along the edge of the vegetated corridor
with access points from adjacent points from adjacent
roads and community focal points;
Local streets that run adjacent to the edge of the
vegetated corridor, without development between the
street and the vegetated corridor; or
Neighborhood parks, pocket parks, schools and similar
uses that connect to the resource area and provide
breaks between developed areas abutting the resource.

The applicant states that there are no significant natural resources on
the site. A wetland delineation approved for the site in August 2016
identified a 0.31-acre wetland adjacent to the Mountainside Way
north-south extension. The applicant explains that Mountainside Way
was subsequently constructed by the Beaverton Hight School project
to the east and as a result, a request for an amendment to the wetland
delineation was submitted in December 2016. The applicant state’s
that the DSL issued a revised wetland delineation report for the site
on January 12, 2017, confirming that there are no wetlands remaining
on site. The applicant submitted a copy of the Revised Wetland
Delineation Report dated January 12, 2017 which states, “Within the
study area, no wetlands or waterways were identified.” No other
mapped resources are identified on the subject site. Staff finds that
the Resource Protection and Enhancement Policies 1 and 2 are not
applicable to the subject site.
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Urban Forestry Policies
Staff notes that Policy 1 under Urban Forestry is policy direction for the city and
not the applicant.
Policy 2. Tree planting already required by City regulations
(e.g. landscaped areas, street trees) shall be maximized as a
method to increase the tree canopy in the Community Plan
area.
No significant individual trees or historic trees exist on the site. The
site does contain Community Trees on the project site. Sheet L1.00
includes the Tree Data Table, which identifies attributes including
DBH, condition of the trees, and whether they will be removed. The
applicant’s plans show adequate landscaping is proposed on site as
well as street trees. Staff finds that the proposal meets Urban Forestry
Policy 2.
Policy 3. Regionally Significant Upland Habitat within the SCM
Community Plan area shall be protected through application of
the City’s existing tree protection standards and incentives for
Habitat Benefit Area preservation, as appropriate.
Figure 12 does not identify any Regionally Significant Upland Habitat
on the site. Therefore, staff find that Urban Forestry Policy 3 is not
applicable to the subject site.

Scenic Views / Corridors Policies
Policy 1. The city will encourage protection of view corridors
for the enjoyment of adjacent neighborhoods and the broader
community on lands that currently offer views of the Chelalem
Ridge. Viewpoints should provide seating and space for
passerby and should provide for the permanent protection of
the view through measures such as easements. Techniques
for view corridor preservation may include:
a.
b.
c.
d.

Streets that “T, stub, or curve at a location offering a
viewpoint, with a break between buildings;
Neighborhood or pocket parks situated to offer a
viewpoint;
Gaps between buildings with small seating areas
adjacent to the sidewalk; and/or
Limitations on building heights down-slope from a
viewpoint.
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The applicant states that the proposed development slopes
downward from north to south towards Scholls Ferry Road, explaining
that the site plan provides view opportunities by positioning the
buildings north of Main Street to take advantage of the grade and
provide views to the north and south. The applicant’s plans show
Building 1 is adjacent to a park to the south and non-residential
buildings beyond that vary in height. The applicant also add that the
splash pad/open space area provides unimpeded views to the south,
and the plaza provides an opening on the southern edge to allow
views and exposure to the south. Staff finds the applicant’s plans
show breaks between buildings, varying heights and open spaces
such as parks and plazas that provide unobstructed viewpoints.
Therefore, staff find the policy is met.

Rural Edges and Transitions
Policy 1. SW Tile Flat Road Landscape Buffer. Require that
development abutting SW Tile Flat Road provide a landscaped
buffer with trees and shrubs that provide a visual screen for
adjacent rural uses.
The subject site does not abut SW Tile Flat Road and is therefore not
subject to this requirement. Staff finds that the Rural Edges and
Transitions Policy 1 is not applicable to the development.

Infrastructure Provision (relevant policy is 7)
Staff notes that the Infrastructure Provision policies 1-6 are policies intended
for the city and not the applicant.
Policy 7. Alignment for new water and sewer. In identifying
specific alignments for new water and sewer infrastructure,
impacts to natural resources shall be avoided or minimized to
the extent possible.
The applicant states the proposed water and sewer alignments are located within
existing and proposed public and private rights-of-way. The site does not contain
natural resources and no impacts are proposed. Staff concur and find that the
proposal meetings Infrastructure Provision Policy 7.
In summary of the above, staff finds the proposal to comply with the applicable policies
of the Comprehensive Plan for supportive findings in response to Criterion No. 3 of
ZMA approval. Staff also refer to corresponding conditions identified in Attachment J
that will be necessary to effectively implement applicable policies.
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Therefore, staff finds the proposal meets the criterion for approval.

4.

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.
In response to Section 40.03.1.A of Facilities Review, the applicant
addresses the availability of critical facilities and services. As the
applicant’s combined application package is subject to concurrent
review, staff incorporates the facts and findings prepared in response
to the Facilities Review Committee section of this report (Attachment
A). The Facilities Review Committee found that all critical facilities
can be provided and has conditioned accordingly. For the purpose of
Zoning Map Amendment approval, no condition is necessary as the
proposal implements existing land use map designations of the
Comprehensive Plan.
Therefore, staff finds the proposal meets the criterion for approval.

5.

Essential facilities and services are available or can be made available to
serve the site and uses allowed by the proposed zoning designation.
The applicant identifies how the availability of essential facilities and
services is addressed in the response to Section 40.03.A. Staff
therefore incorporates the facts and findings prepared in response to
the Facilities Review Committee section of this report (Attachment A).
The Facilities Review Committee found that all essential facilities can
be provided as conditioned. For the purpose of Zoning Map
Amendment approval, no conditions are necessary, as the proposal
implements existing land use designations of the Comprehensive
Plan.
Therefore, staff finds the proposal meets the criterion for approval.

6.

The proposal is or can be made to be consistent with all applicable
provisions of Chapter 20 (Land Uses).
Staff cites the Code Conformance Analysis chart within Attachment A
of this report which evaluates the project as it relates the applicable
Code requirements of Chapter 20. As previously explained in this
report, the development proposal is consistent with all applicable
provisions of Chapter 20 except as adjusted through a concurrent
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request for Conditional Use – Planned Unit Development (CU-PUD)
approval for additional building height.
Therefore, staff finds the proposal meets the criterion for approval.

7.

The proposal shall include a Traffic Impact Analysis that meets the
requirements of 60.55.20. The analysis shall demonstrate that development
allowed under the proposed zoning can meet the requirements of
60.55.10.1, 60.55.10.2, 60.55.10.3, and 60.55.10.7. The analysis shall identify
the traffic impacts from the range of uses allowed under the proposed
zoning and demonstrate that these impacts can be reasonably mitigated at
the time of development.
The applicant has provided a traffic impact study completed by
prepared by Global Transportation Engineering. The applicant states
the requirements of 60.55.10.1-3 and 7 are addressed in the
responses to that section. Staff concurs and incorporates the findings
prepared in response to the Facilities Review approval criteria
(Attachment A of this report).
Therefore, staff finds the proposal meets the criterion for approval.

8.

As an alternative to 40.97.15.1.C.8, the applicant may provide evidence that
the potential traffic impacts from development under the proposed zoning
are no greater than potential impacts from development under existing
zoning.
The applicant has addressed Criterion No. 7 as opposed to Criterion 8 as
an alternative.
Therefore, staff finds the criterion to be not applicable.

9.

The proposal contains all applicable application submittal requirements as
specified in Section 50.25.1 of the Development Code.
All submittal requirements identified in Section 50.25.1 of the
Development Code are contained in the submittal package.
Therefore, staff finds the proposal meets the criterion for approval.

10.

Applications and documents related to the request, which will require
further City approval, shall be submitted to the City in the proper sequence.
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The applicant has submitted the required application materials for
review of a Zoning Map Amendment application in the proper
sequence. The Zoning Map Amendment is being processed
concurrently with the following applications ADJ2020-0002 (Major
Adjustment – Affordable Housing), Conditional Use-PUD (CU20200002), CU2020-0003 (New Conditional Use), DR2020-0067 (Design
Review Three), LD2020-0007 (Preliminary Partition), PD2020-0002
(Parking Determination – Shared Parking), and SDM2020-0004
(Sidewalk Design Modification). The Zoning Map Amendment is not
dependent upon any other concurrent applications.
Therefore, staff finds that the proposal meets the criterion for approval.

Recommendation
Based on the facts and findings presented, staff recommends
APPROVAL of ZMA2020-0005 (SCM Main Street).
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ATTACHMENT J

RECOMMENDED CONDITIONS OF APPROVAL
SCM MAIN STREET
ADJ2020-0002 / CU2020-0002 / CU2020-0003 / DR2020-0067 / LD2020-0007 /
PD2020-0002 / SDM2020-0004 / ZMA2020-0005

ADJ2020-0002 (Parking)
A.

General Conditions:
1. Ensure that the Design Review Three (DR2020-0067) and the Conditional Use
– Planned United Development (CU2020-0002) and Land Division – Preliminary
Partition (LD2020-0007) applications have been approved and are consistent
with the submitted plans, or as modified by the decision-making authority.
(Planning/ES)

CU2020-0002 (PUD)
A.

General Conditions:
1. Ensure that the Major Adjustment – Affordable Housing (ADJ2020-0002), New
Conditional Use (CU2020-0003), Design Review Three (DR2020-0067),
Parking Determination – Shared Parking (PD2020-0002), and Zoning Map
Amendment (ZMA2020-0005) applications have been approved and are
consistent with the submitted plans, or as modified by the decision-making
authority. (Planning/ES)

CU2020-0003 (Residential in NS)
A.

General Conditions:
1. Ensure that the Major Adjustment – Affordable Housing (ADJ2020-0002),
Conditional Use – PUD (CU2020-0002), Design Review Three (DR2020-0067),
Land Division – Preliminary Partition (LD2020-0007), Parking Determination –
Shared Parking (PD2020-0002), Sidewalk Design Modification (SDM20200004) and Zoning Map Amendment (ZMA2020-0005) applications have been
approved and are consistent with the submitted plans, or as modified by the
decision-making authority. (Planning/ES)

DR2020-0067 (Design Review Three)
A.

General Conditions:
1. Ensure that the associated applications, ADJ2020-0002, CU2020-0002,
CU2020-0003 LD2020-0007, PD2020-0002, SDM2020-0004, ZMA20200005 applications have been approved and are consistent with the
submitted plans, or as modified by the decision-making authority.
(Planning/ES)

B.

Prior to Issuance of Site Development Permits, the applicant shall:
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2. If phasing of development is proposed, provide a plan showing the
development of the required open space, for each phase of development.
Open space does not have to be located within the phase boundaries but
must be physically accessible to residents of the phase. Temporary open
space may be utilized until permanent open space is constructed.
(Planning/ES)
3. Submit plans demonstrating compliance with 60.05.25.8, showing all
retaining walls subject to the standard are architecturally treated and
elevations be provided. (Planning/ES)
4. Submit plans demonstrating compliance with the mitigation requirements
outlined in the Traffic Impact Analysis, prepared by Global Transportation
Engineering, dated May 11, 2020. (Planning/ES)
5. Provide a lighting plan showing conformance with the City’s Technical
Lighting Standards as outlined in Section 60.05.30. and Table 60.05-1.
(Planning/ES)
6. In the phase of development in which the Urban Plaza Park Site is proposed
to be constructed, submit plans that demonstrate compliance with the Urban
Plaza Park Site Standards identified in section 4.1.5.c of THPRD’s Parks
Functional Plan (PFP) for Tract A, and include components that can be
maintained at the service frequency outlined for Urban Plazas in Table 11
of the PFP, to be reviewed and approved by THPRD prior to site
development permit issuance. (THPRD/ PS)
7. Submit plans to demonstrate that new intersections and driveways meet the
City’s requirements for intersection sight distance. No obstructions shall be
located within the sight distance triangle or the vision clearance triangle of
new intersections and driveways. New driveways shall meet the minimum
required sight distance established in the Engineering Design Manual
based on the street’s design speed. (BDC 60.55.35) (Transportation / KM)
8. Submit plans or other documentation to demonstrate the minimum required
short-term and long-term bicycle parking outlined in BDC 60.30 is provided
on-site. Plans must also show that design standards contained in both BDC
60.30 and Engineer Design Manual Section 340 are met, unless otherwise
approved by the City Transportation Engineer. (BDC 60.30, and EDM 340)
(Transportation / KM)
9. Resubmit plans demonstrating that the curb radii at the intersection of Main
Street and SW Mountainside Way meets the minimum standards in the
Engineering Design Manual of 25-feet. (BDC 60.55.10 and 60.50.35; and
EDM 160 and 210.19) (Transportation / KM)
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10. Submit plans demonstrating that the proposed crosswalk on SW
Mountainside Way includes enhanced safety features, such as a
Rectangular Rapid Flashing Beacon or similar treatment as approved by
the City Transportation Engineer. Marked sidewalks cannot be provided
without a signalized treatment. (BDC 40.03.1, BDC 60.55.10, BDC
60.55.25; and EDM 210.23.2) (Transportation / KM)
11. Submit plans demonstrating that the full paved width and curbs of SW
Mountainside Way will be extended north – northwest until the property line.
Submitted plans show the northbound half street of SW Mountainside Way
ended approximately 17-feet before the property line. Require street
improvements must extend to the site’s property lines. (BDC 60.55.10 and
BDC 60.55.25.4) (Transportation / KM)
12. Submit the following to Washington County Public Assurance Staff (503846-3843) (Wash.Co./NV):
i. A signed "Design Option" form (original copy), City’s Notice of
Decision (NOD) and County’s Letter dated September 18, 2020.
ii. $25,000.00 Administration Deposit. NOTE:
The Administration
Deposit is a cost-recovery account used to pay for County services
provided to the developer, including plan review and approval, field
inspections, as-built approval, and permit processing. The
Administration Deposit amount noted above is an estimate of what it
will cost to provide these services. If, during the project, the
Administration Deposit account is running low, additional funds will
be requested to cover the estimated time left on the project (at thencurrent rates per the adopted Washington County Fee Schedule). If
there are any unspent funds at project close out, they will be
refunded to the applicant. Any point of contact with County staff can
be a chargeable cost. If project plans are not complete or do not
comply with County standards and codes, costs will be higher. There
is a charge to cover the cost of every field inspection. Costs for
enforcement actions will also be charged to the applicant.
13. Electronic submittal of engineering plans, geotech/pavement report,
engineer’s estimate and the “Engineer’s Checklist” (Appendix ‘E’ of County
Road Standards) for construction of the following public improvements,
include construction access and construction traffic circulation plan (if
proposed on County-maintained streets) (Wash.Co./NV):
Note: Improvements within the ROW may be required to be relocated or
modified to permit the construction of public improvements. All public
improvements and modifications shall meet current County and ADA
standards. Public improvements that do not meet County standards shall
submit a design exception to the County Engineer for approval.
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i. Construction of Arterial road improvements along the site’s frontage
of SW Scholls Ferry Road to County standards. The frontage
improvements shall include two (2) eastbound through lanes, a
westbound through lane, an eastbound left-turn lane with a minimum
300 feet of storage, buffered bike lane, curb/gutter, 14 foot sidewalk
with a 7 foot planter strip and continuous street lighting. The frontage
improvement shall include signal and interconnect conduit(s).
ii. Completion of SW Scholls Ferry Road/SW Mountainside Way
intersection, including signal modifications per County Engineer.
iii. Preliminary Sight Distance Certification for the intersection of SW
Mountainside Way and SW Scholls Ferry Road, including any
mitigation measures (if required).
iv. Emergency access on SW Scholls Ferry Road per County and TVFR
standards.
v. Closure of all existing access on SW Scholls Ferry Road to County
standards.
14. Submit the required plans, application form, fee, and other items needed for
a complete site development permit application per the applicable review
checklist. (Site Development Div. / SAS)
15. Contract with a professional engineer to design and monitor the
construction for any work governed by Beaverton Municipal Code 9.05.020,
current standards in place per the City Engineering Design Manual and
Standard Drawings, Beaverton Development Code (Ordinance 2050, 4010
+rev.), the current standards in place per the Clean Water Services District,
Design and Construction Standards, and the City Standard Agreement to
Construct and Retain Design Professionals in Oregon. (Site Development
Div. / SAS)
16. Submit a completed and executed City Standard Agreement to Construct
Improvements and Retain Design Professional(s) Registered in Oregon.
After the site development permit is issued, the City Engineer and the
Planning Director must approve all revisions utilizing the process set out in
the Beaverton Development Code, and the City Engineering Design
Manual; however, any required land use action shall be final prior to City
staff approval of the engineering plan revision and work commencing as
revised. (Site Development Div. / SAS)
17. Have the applicant for the subject property guarantee all public
improvements, site grading, storm water management facilities, private
streets, and common driveway paving by submittal of a City-approved
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security. The security approval by the City consists of a review by the City
Attorney for form and the City Engineer for amount, equivalent to 100
percent or more of estimated construction costs. (Site Development Div. /
SAS)
18. Submit any required off-site easements, executed and ready for recording,
to the City after approval by the City Engineer for legal description of the
area encumbered and City Attorney as to form. (Site Development Div. /
SAS)
19. Submit to the City a copy of issued permits or other approvals needed from
Washington County for work within, and/or construction access to the
County right of way. (Site Development Div. / SAS)
20. Submit a geotechnical report with the site development permit application
for review and approval by the City Engineer. It shall be prepared by a
professional engineer or registered geologist to the specifications of the City
Engineer. (Site Development Div. / SAS)
21. If determined to be needed by the City Building Official, submit a detailed
water demand analysis (fire flow calculations) in accordance with the
requirements of the Fire Code as adopted by the Tualatin Valley Fire and
Rescue. This analysis shall be supplemented by an actual flow test and
evaluation by a professional engineer meeting the standards set by the City
Engineer as specified in the Engineering Design Manual Chapter 6, 610.2.
The analysis shall provide the available water volume (GPM) at 20 psi
residual pressure from the fire hydrant nearest to the proposed project. (Site
Development Div. / SAS)
22. Have submitted documents to the City sufficient to obtain approvals needed
from the Clean Water Services District for storm system connections as a
part of the City’s plan review process. (Site Development Div./SAS)
23. Submit a completed 1200-C Permit (DEQ/CWS/City Erosion Control Joint
Permit) application to the City. The applicant shall use the standard plan
format per requirements for sites 5 acres or larger adopted by DEQ and
Clean Water Services. (Site Development Div. / SAS)
24. Provide construction plans and a drainage report demonstrating compliance
with City surface water management requirements per City 2019
Engineering Design Manual, Resolution 4542, Section 530; and with CWS
Resolution and Order 2019-22 for quantity control for conveyance capacity,
hydromodification and quality treatment. Fee-in-lieu can be requested if
development meets criteria set forth in City EDM Sections 190, table 530.1,
and 530.1.A.4 and CWS Design & Construction Standards Section 4.03.7.a
and 4.04.2.a. In addition, the final drainage report shall also demonstrate
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that the entire development proposal shall meet the SLOPES V requirement
for stormwater management, as per the City Engineer’s determination.
(Site Development Div. / SAS)
25. Provide plans that delineate all areas on the site that are inundated during
a 100-year storm event, including the safe overflow conveyance from
proposed constructed stormwater management facilities. On all plan
sheets that show grading and elevations, the 100-year inundation level shall
be identified. (Site Development Div. / SAS)
26. Any extra-capacity water, sanitary, and storm water facility improvements,
as defined and determined by the City Utilities Engineer, shall be eligible for
system development charge credits to be assigned to the development. All
site sewer (storm and sanitary) plumbing that serves more than one lot, or
crosses onto another lot, shall be considered a public system and shall be
constructed to the requirements of the City Engineer. Sheet flow of surface
water from one lot’s paved area to another lot’s paved area shall not be
considered a direct plumbing service. (Site Development Div. / SAS)
27. Submit a grading plan showing building pad elevation and minimum finished
floor elevation (FFE). Pad elevation shall be at least one foot higher and
FFE shall be at least three feet higher than the 100 year/emergency
overflow of the storm water management facility. Any changes to approved
grading must meet provisions of Beaverton Code 9.05.110 and 9.05.115,
no grading can occur within 10 feet of a property line or half the height of
the vertical embankment created, whichever is greater. This applies to all
exterior property boundaries of the proposed project. (Site Development
Div. / SAS)
28. Provide plans showing a Stormfilter system for treatment of the site’s piped
surface water runoff. Plans shall also show a trash capture water quality
pre-treatment unit located directly upstream from any Stormfilter vaults or
manholes. Plans shall also show a high flow bypass system to bypass
surface water runoff high flows. (Site Development Div. / SAS)
29. Pay any required storm water system development charges (storm water
quality, quantity, hydromodification and overall system conveyance) for the
new impervious area proposed with any phase. (Site Development Div. /
SAS)
30. Provide plans showing the installation of a 60” diameter water quality
manhole system with minimum five foot deep sump and Snout system. (Site
Development Div. / SAS)
31. Submit an owner-executed, notarized, City/CWS standard private
stormwater facilities maintenance agreement, with maintenance plan and
Written Report: October 14, 2020
SCM Main Street

COA-6

all standard exhibits, ready for recording with Washington County Records.
(Site Development Div. / SAS)
32. Submit to the City a Stormwater Management Worksheet for the proposed
project’s new impervious area proposed for any common areas and private
streets prepared by the applicant's engineer, architect, or surveyor. Any
home demolition is credited at one equivalent surface unit (2640 square
feet). The certification shall consist of an analysis and calculations
determining the square footage of all impervious surfaces as a total for the
common areas and private streets. In addition, specific types of impervious
area totals, in square feet, shall be given for parking areas and driveways,
sidewalk and pedestrian areas, and any gravel surfaces. Calculations shall
also indicate the square footage of pre-existing impervious surface, the new
impervious surface area created, and total final impervious surface area on
the entire site and individual lots/tracts. (Site Development Div. / SAS)
33. Provide plans for the placement of underground utility lines along street
frontages, within the site, and for services to the proposed new
development. If existing utility poles along existing street frontages must be
moved to accommodate the proposed improvements, the affected lines
must be either undergrounded or a fee in lieu of undergrounding paid per
Section 60.65 of the Development Code. (Site Development Div. / SAS)
34. Submit plans that show access for a maintenance vehicle within 9-feet from
the front, or within 19-feet from the side of a vehicle to all storm water
management control structures unless otherwise specifically approved by
the City Engineer. (Site Development Div. / SAS)
35. If required by OAR 918-780-0040, submit proposed private plumbing plans
to the City Building Division for review. If private sewer systems crossing lot
lines and within a private easement is proposed, please submit plumbing
permit application to the Building Division. Drainage within covered areas
shall be piped as approved by the City Building Division. (Site Development
Div. / SAS)
36. Submit ODOT standard detail DET1720 showing level of design detail for
every public sidewalk ramp proposed with this development. Maximum
designed ramp slope shall be 7.5%, maximum designed cross slope, flat
landing or turning space shall be 1.5%. Two directional ADA ramps shall be
provided at all corners of all intersections, regardless of curb type. See
ODOT standard drawings RD754, RD155, RD756, RD757, RD758 and
RD759 for ramp details. (Site Development Div. / SAS)
37. Provide plans showing a City standard commercial driveway apron at the
intersection of any private, common driveway and a public street. (Site
Development Div. / SAS)
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38. If needed, submit plans showing a temporary grading and permanent
retaining wall no-build easement for the retaining wall along the west side
of the site. All retaining walls must not encroach into the PUE or ROW. This
includes any wall support or anchoring components such as geogrid. (Site
Development Div. / SAS)
39. Submit plans showing fall protection for the retaining wall along
Mountainside Way. (Site Development Div. / SAS)
40. Provide plans showing how the site will utilize the city’s non-potable (purple
pipe) system for irrigation. (Site Development/SAS)
41. Submit plans showing that the eastern leg and the southern leg of the SW
Main Street and Street A intersection are designed as private commercial
driveways. Both Main Street and Street A are proposed as private streets.
Future street extensions of Street A and Main Street could be required to
be dedicated as public streets. As such, the entrances to the subject site's
portion of both Street A and Main Street shall be designed with commercial
driveway aprons to indicate they are private streets. (BDC 60.55.10, and
EDM 210.20 and Standard Drawing 210) (Transportation / KM)
42. Substantially complete the required street improvements to extend SW
Mountainside Way as shown on the applicant’s site plans (BDC 40.03.1;
BDC 60.55.10, and EDM Standard Drawing 200-2) (Transportation / KM).
Frontage improvements include:
i. Between SW Scholls Ferry Road and the new intersection with Main
Street (referred to as Section D-D in applicant’s plans): Expand and
reconfigure the vehicle travel lanes to a 4-lane cross-section
including 11-foot inside turn lanes, and 12-foot outside lanes. On the
westside of SW Mountainside Way, construct a 5-foot bicycle lane,
standard gutter and 0.5-foot wide curb, 7-foot planter strip, and a 6foot sidewalk.
ii. Between the new intersection with Main Street and the temporary
dead-end at the northern end of the property (referred to as Section
C-C in applicant’s plans): Expand and reconstruct to include a 3-lane
cross-section with 12-foot travel lanes, 5-foot bicycle lanes, standard
gutters with 0.5-foot wide curb, 7-foot planter strips, and 6-foot
sidewalks.
iii. Between the temporary street stub at the northeast corner of the site
and the site’s western boundary (referred to as Section B-B in the
applicant’s plans): 12-foot travel lane, 5-foot bicycle lane, standard
gutter with 0.5-foot curb, 7-foot planter strip, and 6-foot sidewalk.
43. Substantially complete the construction of Main Street, a private street that
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is to be constructed to an L-1 Local Street standard as required in the
development code and the Engineering Design Manual (BDC 40.03.1; BDC
60.05.20.7; BDC 60.55.10; and EDM Standard Drawings 200-4 and 216)
(Transportation / KM).
i. Improvements shall include: Two 10-foot travel lanes, two 7-foot
parking lanes; standard 0.5-foot curbs; 10-foot wide sidewalks with
tree wells (except for portion of Main Street under review for
Sidewalk Design Modification to eliminate the planter strip and
construct a 5.5-foot wide sidewalk).
44. Substantially complete the construction of Street B, a private street that is
to be constructed to an L-1 Local Street standard as required in the
development code and the Engineering Design Manual (BDC 40.03.1; BDC
60.55.10; and EDM Standard Drawings 200-4) (Transportation / KM).
i. Improvements shall include: Two 10-foot travel lanes, two 7-foot
parking lanes; standard 0.5-foot curbs; 6-foot planter strips; and 5foot sidewalks.
45. Substantially complete the construction of Street A, a private street intended
for emergency vehicle access in Section H-H as shown on applicant’s plans,
and to serve local circulation in Sections I-I and J-J as shown on applicant’s
plans. (BDC 40.03.1, 60.55.10, and EDM Standard Drawing 200-4).
Improvements include (Transportation/KM):
i. For Street A, Section H-H as shown on applicant’s plans, construct
a 20-foot wide paved drive aisle; and standard 0.5-foot curbs. On the
east side of Street A, construct minimum 6-foot planter strip and 5foot sidewalk consistent with Local Street Standard Drawing.
46. For Street A, Sections I-I and J-J as shown on the applicant’s plans,
construct a 23-foot wide paved drive aisle, and standard 0.5-foot curbs. On
the east side of Street A, construct minimum 6-foot planter strip and 5-foot
sidewalk
consistent
with
Local
Street
Standard
Drawing.
(Transportation/KM)
47. Have commenced construction of the site development improvements to
provide minimum critical public services to each proposed lot (access
graded, cored and rocked; wet utilities installed) as determined by the City
Engineer and to allow for verification that the location and width of proposed
rights of way and easements are adequate for the completed infrastructure,
per adopted City standards. (Site Development Div. / SAS)
48. Submit plans demonstrating that the full half-street improvements for SW
Mountainside Way Section B-B will be provided, as required in COA B.2
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below. The applicant’s submitted site plans proposed constructing concrete
sidewalk only. (BDC 60.55.10; and EDM 210.16 and Standard Drawing 2002) (Transportation / KM)

C.

Prior to Building Permit Issuance, the applicant shall:
49. Ensure TVF&R Service Provider Permit no. 2020-0042 conditions of
approval have been satisfied. (Planning/ES and TVFR/JF)
50. Submit plans demonstrating two long-term bicycle parking spaces are
provided for the commercial space in Building 1, as outlined in Sections
60.30.10.2.B and 60.30.10.5.B of the Development Code. (Planning/ES)
51. Submit plans demonstrating compliance with Section 60.05.15.5 for
screening of roof-mounted equipment. (Planning/ES)
52. Submit a revised landscaping plan demonstrating compliance with
60.05.20.5.D, which required that trees planted within required landscaped
planter islands or the linear sidewalk shall be of a type and species
identified by the City of Beaverton Street Tree List or an alternative
approved by the City Arborist. (Planning/ES)
53. Submit a complete site development permit application and obtain the
issuance of site development permit from the Site Development Division.
(Site Development Div. / SAS)
54. Make provisions for installation of all mandated erosion control measures
to achieve City inspector approval at least 24 hours prior to call for
foundation footing form inspection from the Building Division. (Site
Development Div. / SAS)

D.

Prior to Final Occupancy, the applicant shall:
55. Ensure all site improvements, including grading and landscaping are
completed in accordance with plans marked "Exhibit A", except as modified
by the decision-making authority in conditions of approval. (On file at City
Hall). (Planning/ES)
56. Ensure all construction is completed in accordance with the Materials and
Finishes form and Materials Board, both marked "Exhibit B", except as
modified by the decision-making authority in conditions of approval. (On
file at City Hall). (Planning/ES)
57. Ensure construction of all buildings, walls, fences and other structures are
completed in accordance with the elevations and plans marked "Exhibit C",
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except as modified by the decision-making authority in conditions of
approval. (On file at City Hall). (Planning/ES)
58. The road improvements required in condition B.13 above for LD2020-0007
shall be completed and accepted by Washington County, including Final
Sight Distance Certification for the intersection of SW Scholls Ferry
Road/SW Mountainside Way. (Washington County/NV)
59. Pay a proportional share of the cost to improve the intersection of SW
175th Avenue and SW Kemmer Road to Washington County. Based on a
per trip cost of $1366.87 (Refer to City’s Notice of Decision for deposit
amount). (Washington County/NV)
60. Have the landscaping completely installed or provide for erosion control
measures around any disturbed or exposed areas per Clean Water
Services standards. (Site Development Div. / SAS)
61. Have substantially completed the site development improvements as
determined by the City Engineer. (Site Development Div. / SAS)
62. Have placed underground all affected, applicable existing overhead utilities
and any new utility service lines within the project and along any existing
street frontage as determined at permit issuance. (Site Development Div. /
SAS)
63. Install or replace, to City specifications, all sidewalks which are missing,
damaged, deteriorated, or removed by construction. (Site Development
Div. / SAS)
64. Have recorded the final plat in County records and submitted a recorded
copy to the City. (Site Development Div. / SAS)

F.

Prior to release of performance security, the applicant shall:
65. Have completed the site development improvements as determined by the
City Engineer and met all outstanding conditions of approval as determined
by the City Engineer and Planning Director. Additionally, the applicant and
professional(s) of record shall have met all obligations under the City
Standard Agreement to Construct Improvements and Retain Design
Professional Registered in Oregon, as determined by the City Engineer.
(Site Development Div. / SAS)
66. Submit any required on-site easements not already recorded by document
or dedicated on the plat, executed and ready for recording, to the City after
approval by the City Engineer for area encumbered and City Attorney as

Written Report: October 14, 2020
SCM Main Street

COA-11

to form. The applicant’s engineer or surveyor shall verify all pre-existing
and proposed easements are of sufficient width to meet City standards.
(Site Development Div. / SAS)
67. Provide a post-construction cleaning, system maintenance, and any
StormFilter recharge/replacement servicing report per manufacturer’s
recommendations for the site’s proprietary storm water treatment systems
by a qualified maintenance provider as determined by the City Engineer.
Additional service report will be required per maintenance schedule and
until the maintenance and planting period is complete. (Site Development
Div. / SAS)
68. Provide an additional performance security for 100 percent of the cost of
plants, planting materials, and any maintenance labor (including irrigation)
necessary to achieve establishment of the vegetation as shown on the
approved plan within the storm water management facilities as determined
by the City Engineer. If the plants are not well established (as determined
by the City Engineer and City Public Works Director) within a period of two
years from the date of substantial completion, a plan shall be submitted by
the engineer of record and landscape architect that documents any needed
remediation. The remediation plan shall be completely implemented and
deemed satisfactory by the City Public Works Director prior to release of
the security. (Site Development Div. / SAS)
LD2020-0007
A.

Prior to recording of the final plat:
1. Dedicate public access easements to the City for Main Street, Street A, and
Street B as shown on submitted site plans. (BDC 60.55.10 and BDC
60.55.25; and EDM 210.30) (Transportation / KM)
2. The following shall be recorded with Washington County Survey Division
(503.846.8732) (Wash.Co./NV):
i. The applicant shall dedicate 78 feet from the centerline of SW
Scholls Ferry Road.
ii. Dedication of additional right-of-way for traffic signal and associated
equipment, including adequate corner radius at the intersection of
SW Scholls Ferry Road/SW Mountainside Way.
iii. The applicant shall dedicate an 8 foot PUE along the site’s frontage
of SW Scholls Ferry Road.
3. Have verified to the satisfaction of the City Engineer that the location and
width of all existing and proposed rights of way and easements are
adequate; that each parcel and tract has proper access provisions; and that
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each parcel and tract has adequate public utility service
provision/availability per adopted City standards and requirements. (Site
Development Div. / SAS)
4. Show granting of any required on-site easements on the plat, along with
plat notes as approved by the City Engineer for area encumbered and
County Surveyor as to form and nomenclature. The applicant’s engineer or
surveyor shall verify all pre-existing and proposed easements are of
sufficient width to meet current City standards in relation to the physical
location of existing site improvements. (Site Development Div. / SAS)
5. Submit plans showing provision of a non-access reservation along the
site’s frontage of SW Scholls Ferry Road, except at the public street
connections approved in conjunction with this land use application.
(Transportation / WashCo/NV)
6. Provide access and utility easements to the City over the entirety of Street
A, Street B, and the Main Street. (Planning / ES)
7. Pay all City liens, taxes and assessments or apportion to individual lots.
Any liens, taxes and assessments levied by Washington County shall be
paid to them according to their procedures. (Planning / ES)
8. Submit a completed Land Division Agreement form to provide assurance
that all the conditions of approval shall be met and that the development
will be constructed in accordance with City requirements. (Planning / ES)
9. Submit a Final Land Division Application. In accordance with Section
50.90 of the Development Code, submittal of a complete final land division
application shall be made within 24 months after preliminary plat approval,
unless a time extension is approved. (Planning / ES)
10. Submit plans demonstrating the required right of way dedication to extend
SW Mountainside Way to meet the City’s minimum standards for a 3-lane
Collector Street and to accommodate a fourth lane as required for the
intersection at SW Scholls Ferry Road. Specifically, the applicant shall
dedicate 25 to 36 feet from centerline, as shown on the preliminary plate
(see applicant’s plan C1.20). (BDC 60.55.10; and EDM Standard Drawing
200-2) (Transportation / KM)
11. Obtain an approved Design Exception Request to the Engineering Design
Manual for the proposed 11-foot travel lanes in Section D-D of SW
Mountainside Way. The adopted Standard Drawing for a Collector (EDM
Standard Drawing 200-2) require that all vehicle travel lanes be a minimum
12-feet wide. (BDC 60.55.10 and 60.55.30; and EDM 160 and 210.16)
(Transportation / KM)
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PD2020-0002
A.

General Conditions:
1. Ensure that the associated application DR2020-0067 has been approved and is
consistent with the submitted plans, or as modified by the decision-making
authority. (Planning/ES)

B.

Prior to Final Occupancy, the applicant shall:
2. Record shared parking agreement with Washington County. (Planning/ES)

SDM2020-0004
A.

General Conditions:
1. Ensure that the associated application DR2020-0067 has been approved and is
consistent with the submitted plans, or as modified by the decision-making
authority. (Planning/ES)
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EXHIBIT 3.1
From:
To:
Subject:
Date:

Jean Dahlquist
Elena Sasin
PAPAs ADJ2020-0002 / ADJ2020-0003 / CU2020-0002 / CU2020
Friday, October 9, 2020 12:41:22 PM

Good morning,
My name is Jean Dahlquist and I am conducting some research for the Fair Housing Council of
Oregon (FHCO). I was hoping to obtain the staff report and all corresponding attachments for
ADJ2020-0002 / ADJ2020-0003 / CU2020-0002 / CU2020 when available. We will be reviewing Goal
10 findings specifically, and submitting positive or negative comment letters when appropriate. The
goal of the Goal 10 project is to ensure cities/counties are fulfilling their Statewide Planning Goal
obligation in regards to Goal 10.
Thus, I just wanted to introduce myself and let you know that I am available for any questions or
staff report review. I'm hoping this can be a collaborative process where we can both learn from
each other. In the meantime, we have obtained the following resource to help guide future staff
reports: https://www.housinglandadvocates.org/wp-content/uploads/2018/04/Goal-10-GuidanceLetter-to-Cities-and-Counties-signed.pdf.
Please confirm receipt of this e-mail, and I look forward to hearing from you soon,
Very Respectfully,

Jean Dahlquist
Fair Housing Council of Oregon
Phone: (414) 477-1567
E-mail: jdahlqu1@gmail.com
Linkedin

EXHIBIT 4.1

Received
Planning Division
09/16/2020

September 16, 2020
Elena Sasin, Associate Planner
Community Development Department Planning Division, City of Beaverton
12725 SW Millikan Way
P.O. Box 4755
Beaverton, OR 97076
Re: THPRD’s Requested Conditions for Approval on the South Cooper Mountain Main Street
Development at 17811 SW Scholls Ferry Road – Tax Lot 2S106B 07000
Please accept the following comments from the Tualatin Hills Park and Recreation District (THPRD) as
requested conditions for approval.
THPRD applauds the applicant’s proactive action beginning the annexation process for the planned South
Cooper Mountain Main Street development into THPRD; however, THPRD requests that the City of
Beaverton verify the completion of this annexation process with THPRD prior to issuing building
permits.
Additionally, THPRD welcomes the conversation of transferring ownership of the plaza area identified in
Tract A to THPRD; however, to facilitate that conversation, development plans for Tract A must be
reviewed and approved by THPRD staff to ensure compliance with THRPD park development standards.
As a condition of approval, THPRD requests that Tract A development plans: 1) comply with the Urban
Plaza Park Site Standards identified in section 4.1.5.c of THPRD’s Parks Functional Plan (PFP); 2) are
reviewed and approved by THPRD prior to site development; and, 3) include components that can be
maintained at the service frequency outlined for Urban Plazas in Table 11 of the PFP.
THPRD looks forward to working with the applicant, the City of Beaverton, and other jurisdictional
partners to ensure high quality recreation amenities are available to future residents of the proposed South
Cooper Mountain Main Street development.

_____________________________________________________
Peter Swinton
Planner II, Tualatin Hills Park and Recreation District

Administration Office • 15707 SW Walker Road, Beaverton, OR 97006 • 503/645-6433 •
www.thprd.org

EXHIBIT 4.2
September 18, 2020

To:

Elena Sasin - Associate Planner

From:

Naomi Vogel - Associate Planner

RE:

South Cooper Mountain Main Street
City File Number:
County File Number: CP20-919
Tax Map and Lot Number: 2S106B000500
Location: 17811 SW Scholls Ferry Road

Washington County Department of Land Use and Transportation has reviewed the above noted
development application for 84 multifamily housing units, 80 senior housing units, 2,800 sq. ft. of
general office space, a 5,800 sq. ft daycare facility, a 12,000 sq. ft. civic use building, 5,800 sq. ft.
of retail/shopping center and a 2,500 sq. ft. coffee shop. Access to the new development will be
via SW Mountainside Way, a City-maintained street.
A Traffic Impact Analysis and supplemental information by Global Transportation Engineering
(May 11, 2020) was submitted in accordance with Washington County R&O 86-95, “Determining
Traffic Safety Improvements” for developments. County staff has reviewed the TIA and concurs
with the findings/recommendations provided on page 20 of the analysis and have been included
in the conditions below.
CONDITIONS OF APPROVAL
I. PRIOR TO APPROVAL OF A SITE DEVELOPMENT PERMIT BY THE CITY OF BEAVERTON, THE
APPLICANT SHALL OBTAIN A WASHINGTON COUNTY FACILITY PERMIT FOR CONSTRUCTION
OF THE FOLLOWING PUBLIC IMPROVEMENTS:
A. Submit the following to Washington County Public Assurance Staff (503-846-3843):
1.

A signed "Design Option" form (original copy), City’s Notice of Decision (NOD) and
County’s Letter dated September 18, 2020.
Department of Land Use & Transportation
Operations and Maintenance
1400 SW Walnut Street, MS 51, Hillsboro, OR 97123-5625
phone: 503-846-7623 • fax: 503-846-7620
www.co.washington.or.us/lut • lutops@co.washington.or.us
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2.

$25,000.00 Administration Deposit.
NOTE: The Administration Deposit is a cost-recovery account used to pay for County services provided to the
developer, including plan review and approval, field inspections, as-built approval, and permit
processing.The Administration Deposit amount noted above is an estimate of what it will cost to provide
these services. If, during the project, the Administration Deposit account is running low, additional funds
will be requested to cover the estimated time left on the project (at then-current rates per the adopted
Washington County Fee Schedule). If there are any unspent funds at project close out, they will be
refunded to the applicant. Any point of contact with County staff can be a chargeable cost. If project
plans are not complete or do not comply with County standards and codes, costs will be higher. There is
a charge to cover the cost of every field inspection. Costs for enforcement actions will also be charged
to the applicant.

3. Electronic submittal of engineering plans, geotech/pavement report, engineer’s
estimate and the “Engineer’s Checklist” (Appendix ‘E’ of County Road Standards) for
construction of the following public improvements, include construction access and
construction traffic circulation plan (if proposed on County-maintained streets):
Note: Improvements within the ROW may be required to be relocated or modified to permit the
construction of public improvements. All public improvements and modifications shall meet current
County and ADA standards. Public improvements that do not meet County standards shall submit a
design exception to the County Engineer for approval.

a. Construction of Arterial road improvements along the site’s frontage of SW Scholls
Ferry Road to County standards. The frontage improvements shall include two (2)
eastbound through lanes, a westbound through lane, an eastbound left-turn lane
with a minimum 300 feet of storage, buffered bike lane, curb/gutter, 14 foot
sidewalk with a 7 foot planter strip and continuous street lighting. The frontage
improvement shall include signal and interconnect conduit(s).
b. Completion of SW Scholls Ferry Road/SW Mountainside Way intersection,
including signal modifications per County Engineer.
c. Preliminary Sight Distance Certification for the intersection of SW Mountainside
Way and SW Scholls Ferry Road, including any mitigation measures (if required).
d. Emergency access on SW Scholls Ferry Road per County and TVFR standards.
e. Closure of all existing access on SW Scholls Ferry Road to County standards.
II. PRIOR TO APPROVAL OF THE PLAT BY WASHINGTON COUNTY AND THE CITY OF BEAVERTON:
A. The following shall be recorded with Washington County Survey Division (503.846.8732):
1.

The applicant shall dedicate 78 feet from the centerline of SW Scholls Ferry Road.
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2.

Dedication of additional right-of-way for traffic signal and associated equipment,
including adequate corner radius at the intersection of SW Scholls Ferry Road/SW
Mountainside Way.

3.

The applicant shall dedicate an 8 foot PUE along the site’s frontage of SW Scholls Ferry
Road.

III. PRIOR TO OCCUPANCY OF THE FIRST BUILDING:
A. The road improvements required in condition I.A.3. above shall be completed and
accepted by Washington County, including Final Sight Distance Certification for the
intersection of SW Scholls Ferry Road/SW Mountainside Way.
B. Pay a proportional share of the cost to improve the intersection of SW 175th Avenue and
SW Kemmer Road to Washington County. Based on a per trip cost of $1366.87 (Refer to
City’s Notice of Decision for deposit amount).
If you have any questions, please contact me at 503-846-7639.
Cc:

Road Engineering Services
Traffic Engineering Services
Assurances Section
Transportation File

`

EXHIBIT 4.3
Metro Affordable Housing Bond Program

Concept Endorsement
Project Name: 17811 SW Scholls Ferry Road
Implementing Jurisdiction: City of Beaverton
Metro IGA Contract Number: 936550
Anticipated construction start: June, 2021
Anticipated construction completion: October, 2022
Action:
Metro hereby provides City of Beaverton with Concept Endorsement for $9,000,000.00
Metro Affordable Housing Bond funds for the development of 17811 SW Scholls Ferry Road,
a regulated affordable housing project located at 17811 SW Scholls Ferry Road. Metro staff
findings are attached in Exhibit A, and a more detailed description of the Project, as
provided by the City of Beaverton, is attached as Exhibit B.
This Concept Endorsement is based upon the information contained in the concept
endorsement request provided to Metro by the City of Beaverton, including the following
Project unit mix:
Number of Units
6
74
5
65
1
13

Number of Bedrooms AMI Level Project Based Vouchers
One-bedroom
30%
0
One-bedroom
60%
0
Two-bedroom
30%
0
Two-bedroom
60%
0
Three-bedroom
30%
0
Three-bedroom
60%
0

Disbursement of funds for the Project will be processed in accordance with the terms and
conditions set forth in the Affordable Housing Bond Measure Program Intergovernmental
Agreement between Metro and Beaverton, following Metro’s Final Approval of the Project.

______________________________________

_07/09/2020___

Marissa Madrigal

Date

Chief Operating Officer

