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TIGARD CITY CENTER DEVELOPMENT AGENCY BOARD AND CITY COUNCIL
MEETING DATE AND TIME: March 3, 2015 - 6:30 p.m.

MEETING LOCATION: City of Tigard - Town Hall
13125 SW Hall Blvd., Tigard, OR 97223

PUBLIC NOTICE:

Times noted are estimated.

Assistive Listening Devices are available for persons with impaired hearing and should be scheduled for City
Center Development Agency Board meetings by noon on the Monday prior to the City Center Development
Agency Board meeting. Please call 503-639-4171, ext. 2410 (voice) or 503-684-2772 (TDD -
Telecommunications Devices for the Deaf).

Upon request, the City will also endeavor to arrange for the following services:

* Qualified sign language interpreters for persons with speech or hearing impairments; and

* Qualified bilingual interpreters.

Since these services must be scheduled with outside service providers, it is important to allow as much lead

time as possible. Please notify the City of your need by 5:00 p.m. on the Thursday preceding the meeting by
calling: 503-639-4171, ext. 2410 (voice) or 503-684-2772 (TDD - Telecommunications Devices for the Deaf).

SEE ATTACHED AGENDA
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TIGARD CITY CENTER DEVELOPMENT AGENCY BOARD AND CITY COUNCIL
MEETING DATE AND TIME: March 3, 2015 - 6:30 p.m.

MEETING LOCATION: City of Tigard - Town Hall
13125 SW Hall Blvd., Tigard, OR 97223

6:30 PM
1. CITY CENTER DEVELOPMENT AGENCY BOARD AND CITY COUNCIL MEETING

A. Call to Order

B. Roll Call
C. Call to Board and Staff for Non Agenda Items
2. CITY COUNCIL: CONTINUATION OF QUASI-JUDICIAL PUBLIC HEARING -

CONSIDERATION OF A + O APARTMENTS COMPREHENSIVE PLAN AMENDMENT
(CPA2014-00002) PLANNED DEVELOPMENT REVIEW (PDR2014-00003), SITE
DEVELOPMENT REVIEW (SDR2014-00004), AND SENSITIVE LANDS REVIEW
(SLR2014-00002) - 6:35 p.m. estimated time

3. APPROVE CITY CENTER DEVELOPMENT AGENCY MINUTES - 7:35 p.m. estimated
time

4. RECEIVE AN UPDATE ON THE MAIN STREET ART AND GATEWAY DESIGN - 7:40
p-m. estimated time

5. NON AGENDA ITEMS

0. EXECUTIVE SESSION: The Tigard City Center Development Agency will go into Executive
Session to discuss real property negotiations under ORS 192.660(2)(e). All discussions are
confidential and those present may disclose nothing from the Session. Representatives of the news
media are allowed to attend Executive Sessions, as provided by ORS 192.660(4), but must not
disclose any information discussed. No Executive Session may be held for the purpose of taking any
final action or making any final decision. Executive Sessions are closed to the public. - 8:00 p.m.
estimated time

7. ADJOURNMENT - 9:00 p.m. estimated time
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Agenda Title: Continuation of A+O Apartments Comprehensive Plan
Amendment/Planned Development
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Council will reconvene on March 3rd to deliberate and decide the applications in the case of
A+O Apartments. Council should bring their application materials and testimony from the
previous meetings to compliment the attachments to this AIS. For your convenience, the
material will be made available online until the end of the public hearing by clicking here Of

pasting this link into your internet browser

http://publicrecords.ticard-or.cov/Public/Browse.aspx?startid=661217.

On February 3, 2015 City Council held a hearing to further consider the A+O Apartments
proposal. Staff and the applicant presented answers to questions posed by Council at a
previous hearing. Additionally, the applicant withdrew their request for the parking
adjustment. Council heard additional public comment and then continued the hearing to
March 3rd, leaving the record open for written testimony through February 10th, argument
through February 17th, and applicant rebuttal through February 23rd. Please see the attached
testimony, argument, and final applicant argument (rebuttal).

On January 13, 2015, City Council held a hearing to consider the A+O Apartments proposal.
Council continued the hearing to February 3rd, keeping the hearing open for public testimony
and to hear answers to specific questions posed by Councilors (see Response to Council
Questions and Applicant's Memo to Council dated January 22, 2015).

On December 15, 2014, the Planning Commission recommended, by a vote of 4 to 3, that
City Council approve the applications, subject to the recommended Conditions of Approval
in the Staff Report.


http://publicrecords.tigard-or.gov/Public/Browse.aspx?startid=661217
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Shall the Council approve, approve with conditions, or deny the following applications:

Comprehensive Plan Amendment (CPA) approval is requested to remove Goal 5
protection from 0.42 acres of significant wetlands, designated as significant on the
Comprehensive Plan’s “Wetlands and Stream Corridor Map.” The remaining 6.20 acres of
significant wetlands on the site would continue to prohibit conflicting uses and be protected

under Goal 5 Safe Harbor/Significant Wetlands.

Sensitive Lands Review (SLR) approval is requested to allow modification to the 100-year
floodplain of Ash Creek on the site to include reshaping of the existing ground surface to
decrease the floodplain area without modifying the flood storage capacity or floodwater
transmission capacity of the site. Approximately 2,780 cubic yards of material will be placed in
the floodplain.

Planned Development (PDR): Concurrent Concept Plan and Detailed Development
Plan Review approvals are requested to develop 215 multi-family residential dwelling units in
tfour buildings on an 11.17-acre site on the south side of SW Oak Street within the
Washington Square Regional Center Plan Area. The proposed planned development would
preserve more than six acres of the site as permanent open space including wetlands and
riparian area adjacent to Ash Creek, and would include the provision of easements to the city
tfor development of future pedestrian trails in this area. A parking exception is requested to

reduce required parking by 9.1 percent (withdrawn by applicant at the Feb 3, hearing).

STAFF RECOMMENDATION / ACTION REQUEST

At its hearing on December 15, 2014, the Planning Commission recommended that the City
Council approve the application, subject to recommended conditions of approval. The split 4
to 3 vote is recorded in the PC minutes. In summary, the Planning Commission
recommendation to council reflects the sense that the majority believe a balance of natural
resource protection and development objectives has been achieved. The minority opinion is
that it would be possible to avoid impacts to wetlands and meet the planning goals of the
Washington Square Regional Center, although at greater cost to the developer. The livability
issues associated with the requested parking exception and increased traffic are in part
addressed through recommended conditions of approval #7 and #8, as place holders for
council deliberation, as described below.

KEY FACTS AND INFORMATION SUMMARY

Procedure for review: First, according to TDC18.390.080.D.2.b.ii, the decision on the
Wetland and Stream Corridors map amendment (CPA) shall precede other actions. Second, a
decision on impacts to the floodplain, drainageways, and wetlands (SLR) follows as that
decision affects the net buildable area of the planned development proposal. Third, in the
case of concurrent applications for concept plan and detailed development plan (PDR),
separate actions shall be made on each element of the planned development application, i.e.,
the concept approval must precede the detailed development approval.



Key Issues Summary - (See pages 7 and 8 of the Staff Report)

Comprehensive Plan Amendment (CPA)

TDC18.775.130 states, among other criteria, that “The Environmental, Social, Economic and
Energy (ESEE) analysis must demonstrate to the satisfaction of the Tigard City Council that
the adverse economic consequences of not allowing the conflicting use are sufficient to justify
the loss, or partial loss, of the resource.” If Council approves the application for
Comprehensive Plan Amendment, then the ESEE analysis will be incorporated by reference
into the Tigard Comprehensive Plan, and the “Tigard Wetland and Stream Corridor Map” will
be amended to remove the site from the inventory. (See applicant's ESEE Analysis and Staff
Report page 9.)

Sensitive Lands Review (SLR)

Provided the Council agrees to limit conflicting uses in significant wetlands as recommended
in the ESEE, then the impacts to those wetlands and the associated vegetated corridor and
the floodplain are subject to Tigard's sensitive lands review standards. The proposed
development includes approximately 3,423 cubic yards of fill material within significant
wetlands and 2,780 cubic yards of fill material in the floodplain. The applicant's coordination
with Clean Water Services and Corps/DSL to mitigate for adverse impacts has satisfied the
sensitive lands review criteria, and can be approved. (See Staff Report pages 12-20.)

Planned Development Review (PDR)

Concept Plan

The proposed Concept Plan substantially meets the approval criteria, subject to consideration
of an enhanced mobility plan to promote walkability and transit use, addressed through
recommended Condition #7, below.

Detailed Plan

The Detailed Development Plan Approval Criteria are met or can be met, as conditioned. The
tollowing two issues and recommended conditions of approval relate to expected off-site
impacts of the proposed development.

Parking exception

The proposed 9.1% (28 spaces) exception to the minimum parking requirement is less than
the 10% allowed. The proposed mix of studio and one bedroom units and the availability of
nearby transit can reasonably be expected to lower the demand for on-site parking. It is in the
public interest to preserve wetlands to the south of the development site (Wetland A).
Therefore, the proposed exception to the minimum number of off-street parking spaces
requirement meets the criteria and may be granted. However, staff finds that the availability of
transit may not be sufficient to ensure its use and recommends condition of approval (#7):
"The applicant shall provide a walkability and ridership audit that ensures the plan maximizes
methods to promote walkability and transit ridership within a quarter mile of the subject site,
including but not limited to measures identified in TriMet’s comment letter dated December

4,2014." (See TriMet letter, Exhibit C, Staff Report, and Staff Report pages 23-24.)




Funding future transportation

Under the Purpose section of the Washington Square Regional Center Plan District,
TDC18.630.010.C. Development Conformance, states in part: “developments will be required
to dedicate and improve public streets . . . and participate in funding future transportation and
public improvement projects necessary within the Washington Square Regional Center.” As a
purpose statement, it serves as guidance and is not an approval criterion. The statement is
highlighted to bring attention to critical improvements that will be necessary in the near future
for development in the WSRC to occur.

To meet required participation in funding future transportation and public improvements
projects, should the applicant be conditioned, for example, to dedicate SW Lincoln Street
from Oak Street to Lincoln, or construct a bike/ped path within a bike/ped easement
(subject to nexus and rough proportionality)? Staff has recommended Condition #8: "The
applicant shall submit a revised development plan to meet required participation in funding
tuture transportation and public improvements projects, including the SW Lincoln Street
extension." (See Staff Report pages 27-28.)

Public Comment (See AIS Attachments 4 and 5) has been generally concerned with the
proposed development's adverse impacts on significant wetlands and on neighborhood
livability due to increased traffic, particularly on SW 90th Avenue, and off-site parking demand
due to the requested minimum parking space exception. At the Planning Commission
hearing, two testified in favor of the project while seven opposed.

OTHER ALTERNATIVES
N/A

COUNCIL GOALS, POLICIES, APPROVED MASTER PLANS

The proposal is a quasi-judicial land use case that comes before the City Council because of
the request to remove significant wetlands from the Wetlands and Stream Corridors map, a
part of the city's natural resources inventory and Comprehensive Plan. In addition, the
Washington Square Regional Center Plan, and the City's Park System and Trail System Master
Plans apply to the proposal.

DATES OF PREVIOUS COUNCIL CONSIDERATION

Council should bring their application materials and testimony from the previous meetings to
compliment the attachments to this AIS. For your convenience, the material will be made
available online until the end of the public hearing by clicking here Or pasting this link into your

internet browser http://publicrecords.tiard-or.cov/Public/Browse.aspx?startid=661217.

On January 13, 2015, City Council held a hearing to consider the A+O Apartments proposal.
Council continued the hearing to February 3rd, keeping the hearing open for public testimony
and to hear answers to specific questions posed by Councilors.


http://publicrecords.tigard-or.gov/Public/Browse.aspx?startid=661217
http://publicrecords.tigard-or.gov/Public/Browse.aspx?startid=661217
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CITY OF TIGARD, OREGON
TIGARD CITY COUNCIL
ORDINANCE NO. 15-

AN ORDINANCE APPROVING COMPREHENSIVE PLAN AMENDMENT, CPA2014-00002, TO
REMOVE .42 ACRES OF LOCALLY SIGNIFICANT WETLANDS FROM THE “TIGARD WETLAND
AND STREAM CORRIDOR MAP” INVENTORY.

WHEREAS, Section 18.775.090 includes Special Provisions for Development within Locally Significant
Wetlands and Along the Tualatin River, Fanno Creek, Ball Creek, and the South Fork of Ash Creek; and

WHEREAS, Section 18.775.090.A. states in order to address the requirements of Statewide Planning Goal 5
(Natural Resources) and the safe harbor provisions of the Goal 5 administrative rule (OAR 666-023-0040)
pertaining to wetlands, all wetlands classified as significant on the City of Tigard “Wetlands and Streams
Corridors Map” are protected. No land form alterations or developments are allowed within or partially within
a significant wetland, except as allowed/approved pursuant to Section 18.775.130; and

WHEREAS, Section 8.775.130 Plan Amendment Option, provides that any owner of property affected by the
Goal 5 safe hatbor (1) protection of significant wetlands and/or (2) vegetated ateas established for the Tualatin
River, Fanno Creek, Ball Creek, and the South Fork of Ash Creek may apply for a quasi-judicial comptrehensive
plan amendment under Type IV procedure. This amendment must be based on a specific development
proposal. The effect of the amendment would be to remove Goal 5 protection from the propetty, but not to
remove the requirements related to the CWS Stormwater Connection Permit, which must be addressed
separately through an alternatives analysis, as described in Section 3.02.5 of the CWS “Design and Construction
Standards;” and

WHEREAS, Section 8.775.130.A further provides that the applicant shall demonstrate that such an
amendment is justified by an environmental, social, economic and energy (ESEE) consequences analysis
prepared in accordance with OAR 660-23-040; and

WHEREAS, the applicant prepared an ESEE analysis (Appendix C of Application and a revised ESEE
analysis dated 12-8-14) prepared in accordance with OAR 60-23-040, to justify removal of Goal 5 protection
from 0.42 acres of significant wetlands on the subject property; and

WHEREAS, the Tigard City Council has considered applicable Statewide Planning Goals and Guidelines
adopted under Oregon Revised Statutes Chapter 197; any federal or state statutes or regulations found
applicable; any applicable Metro regulations; any applicable Comprehensive Plan Policies; and any applicable
provisions of the City’s implementing ordinances; and

WHEREAS, the Tigard City Council has found the following to be the applicable review criteria: Community
Development Code Chapters 18.390, Decision Making Procedures; and 18.775 Sensitive Lands; and

WHEREAS, the Tigard Planning Commission held a public hearing on December 15, 2014 and recommended
approval of CPA2014-00002 by motion with a 4-3 vote in favor; and

WHEREAS, the Tigard City Council held a public hearing on January 13, 2015 to consider the request for a

quasi-judicial Comprehensive Plan Amendment and determined that the amendment will not adversely affect
the health, safety and welfare of the City and meets all applicable review criteria.

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

ORDINANCE No. 15-
Page 1



SECTION 1: Comprehensive Plan Amendment, CPA2014-00002, is heteby approved.

SECTION 2: The attached findings (Exhibit A) are hereby adopted in explanation of the Council’s
decision.

SECTION 3: The ESEE analysis (ESEE analysis revised, dated 12-8-14) (Exhibit B) shall be
incorporated by reference into the Tigard Comprehensive Plan, and the “Tigard Wetland
and Stream Corridor Map” shall be amended to remove the site from the inventory, as
approved.

SECTION 4: This ordinance shall be effective 30 days after its passage by the Council, signatute by the
Mayor, and posting by the City Recorder.

PASSED: By vote of all Council members present after being read by number
and title only, this day of , 2015.

Carol A. Krager, City Recorder

APPROVED: By Tigard City Council this day of , 2015.

John L. Cook, Mayor

Approved as to form:

City Attorney

Date

ORDINANCE No. 15-
Page 2



Exhibit A

Agenda Item: 6
Hearing Date: December 15, 2014 _Time: 7:00PM

STAFF REPORT TO THE
PLANNING COMMISSION
FOR THE CITY OF TIGARD, OREGON

TIGARD

SECTION L.

120 DAYS =
APPLICATION SUMMARY

FILE NAME:

CASE NOS.:

REQUEST:

APPLICANT:

OWNER:

LOCATION:

A + O Apartments Planned Development
Comptrehensive Plan Amendment (CPA) 2014-00002
Planned Development Review (PDR) 2014-00003
Site Development Review (SDR) 2014-00004
Sensitive Lands Review (SLR) 2014-00002

Comprehensive Plan Amendment approval is requested to remove Goal 5 protection
(allow conflicting uses) from 0.42 acres of significant wetlands, designated as significant on the
Comprehensive Plan’s “Wetlands and Stream Corridor Map.” The remaining 6.20-actes of
significant wetlands on the site would continue to prohibit conflicting uses and be protected
under Goal 5 Safe Harbor/Significant Wetlands.

Sensitive Lands Review approval is requested to allow modification to the 100-year
floodplain of Ash Creek on the site to include reshaping the existing ground surface to
decrease the areal extent of the floodplain on the site without modifying the flood storage
capacity ot floodwater transmission capacity of the floodplain on the site.

Planned Development Concurrent Concept Plan and Detailed Development Plan
approval is requested for the plans to develop 215 multi-family tesidential dwelling units in
four buildings on an 11.17-acte site on the south side of SW Oak Street within the
Washington Squate Regional Center Plan Area. The proposed planned development would
presetve over 6-actes of the site as permanent open space including wetlands and riparian area
adjacent to Ash Creek, and would include the provision of pedestrian trail easements to the
City for development of future pedesttian trails in this area.

DBG Oak Street, LI.C
c/o Skip Grodahl
2164 SW Park Place
Portland, OR 97204

Oland, Ltd.

c/o The Othman Group

215 SW Washington Street, Suite 202
Portland, OR 97204

8900, 8950, 8960, 8980, and 9000 SW Oak Street; south of SW Oak Street opposite SW 90th
Avenue; WCTM 1S135AC Tax Lots 4000, 4100, 4200, 4300, and 4400 and WCTM 1S135AD
Tax Lot 1303.
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ZONE/
COMP PLAN

DESIGNATION:

APPLICABLE
REVIEW
CRITERIA:

SECTION II.

MUE-1 and MUE-2: mixed use employment districts. The MUE-1 and 2 zoning district is
designed to apply to areas where employment uses such as office, research and development
and light manufacturing are concentrated. Commetcial and retail support uses are allowed
but are limited, and residential uses are permitted which are compatible with employment
character of the area. Lincoln Center is an example of an area designated MUE-1, the high
density mixed use employment district. The Nimbus area is an example of an area designated
MUE-2 requiting more moderate densities.

MUR: mixed use residential districts. The MUR zoning district is designed to apply to
predominantly residential areas where mixed-uses are permitted when compatible with the
residential use. A high density (MUR-1) and moderate density (MUR-2) designation is
available within the MUR zoning district.

Community Development Code Chapters: 18.350 Planned Development Review;
18.390.050/.060 Decision Making Procedures; 18.520 Commercial Zoning Districts; 18.630
Washington Square Regional Center Plan District; 18.705 Access, Egress and Circulation;
18.715 Density Computations; 18.720 Design Compatibility; 18.725 Environmental
Performance; 18.745 Landscaping and Screening; 18.755 Mixed Solid Waste and Recycling;
18.765 Off-Street Parking and Loading Requirements; 18.775 Sensitive Lands; 18.780 Signs;
18.790 Utban Forestry; 18.795 Visual Clearance; 18.810 Street and Utility Improvements.

Comprehensive Plan Goals: Goal 5 Natural Resources, Goal 6 Environmental Quality, Goal
7 Hazards, Goal 8 Parks Recreation and Open Space; Statewide Planning Goal 5; applicable
Federal (USACE), Oregon Department of State Lands, and Metro (Titles 3 and 13) statues
and regulations.

STAFF RECOMMENDATION

Staff recoramends thai Planning Comiussion find that the proposed Comprehensive Plan Amendiment, Sensiive
Lands Review, and Planned Development Review will not adveisely affect the healih, safety and welfare of the Citv
and meets the Apptoval Standards as outlined in Section VI of this teport. Therefore, Staff recommends that the
Planning Commussion tecommend to Citv Council APPROVAL, subject to the following tecommended
Conditions of Approval and any imodifications that resuli from the Commission’s deliberations.
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RECOMMENDED CONDITIONS OF APPROVAL

THE FOLLOWING CONDITIONS SHALL BE SATISFIED
PRIOR TO COMMENCING ANY SITE WORK:

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/or
plans that address the following requirements to the Community Development Department Attn: Gary
Pagenstecher, 503-718-2434. The cover letter shall clearly identify where in the submittal the required
information is found:

1.

Prior to any ground disturbance work, the project arborist shall perform a site inspection for tree
ptotection measures, document compliance/non-compliance with the urban forestry plan and send
wrtitten vetification with a signature of apptoval directly to the city manager or designee within one
week of the site inspection.

The project atborist shall petform semimonthly (twice monthly) site inspections for tree protection
measures during petiods of active site development and construction, document compliance/non-
compliance with the utban forestry plan and send written verification with a signature of approval
directly to the project planner within one week of the site inspection.

Priot to any ground disturbance work, the applicant shall submit to the city the current Inventory
Data Collection fee for utban forestty plan implementation.

Prior to any ground disturbance work, the applicant shall provide a tree establishment bond that
meets the requirements of Urban Forestry Manual Section 11, Part 2.

In the absence of sufficient knowledge to predict the location of cultural resources within the project
area, extreme caution is recommended duting project related ground disturbing activities. Under state
law (ORS 358.905 and ORS 97.74) archaeological sites, objects and human remains are protected on
both state public and private lands in Oregon. If archaeological objects or sites are discovered during
construction, all activities should cease immediately until a professional archaeologist can evaluate the
discovery. If you have not already done so, be sute to consult with all appropriate Indian tribes
regarding your proposed project. If the project has a federal nexus (i.e., federal funding, permitting, or
oversight) please coordinate with the appropriate lead federal agency reptesentative regarding
compliance with Section 106 of the National Historic Preservation Act (NHPA).

Priot to any ground disturbance work, the applicant shall submit a revised landscape plan showing the
L-1 areas between Buildings B and C, and between C and D are consistent with L-1 standards.

The applicant shall provide a walkability and ridership audit that ensures the plan maximizes methods
to promote walkability and transit ridership within a quarter mile of the subject site, including but not
limited to measures identified in TtriMet’s comment letter dated December 4, 2014,

The applicant shall submit a revised development plan to meet required participation in funding
future transportation and public improvements projects, such as the SW Lincoln Street extension,
subject to rough proportionality, as recommended by the Planning Commission and approved by City
Council.

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

9.

Prior to any wotk on site, a Public Facility Improvement (PFI) permit is required for this project to cover
street improvements, public utility issues, and any other work in the public right-of-way. Six (6) sets of detailed
public improvement plans shall be submitted for review to the Engineering Department. The PFI permit
plan submittal shall include the exact legal name, address and telephone number of the individual or
cotporate entity who will be designated as the “Permittee”, and who will provide the financial assurance for
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the public improvements. Failure to provide accurate information to the Engineering Department will delay
processing of project documents.

10. Prior to any wotk on site, the applicant shall obtain all permits and service provider letters necessary
from all appropriate agencies (such as Washington County, Clean Water Services, and the Oregon
Division of State Lands) for all work to be done on site.

11. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer for the Oak
Street design which is anticipated to include a 20 foot paved half width, plus 8 foot planter with street
trees and underground utilities, and 12 foot sidewalk in a 40 foot right of way half width.

12. Prior to any work on site, the applicant shall obtain city approval of a design access report.

13. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and other
apptoptiate agencies for the final design of the sanitary sewer system to serve the site and any
downstream impacts.

14. Prior to any work on site, the applicant shall obtain approval from the City Engineer and other
approptriate agencies for the final design of the storm drainage system to serve the site and any
downstream impacts.

15. Prior to any work on site the applicant shall obtain city and CW'S approval of the complete design of
the stormwater detention facilities and maintenance plans for them, including maintenance
requirements and provisions for any treatments used.

16. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and other
appropriate agencies for an easement over the entirety of the undeveloped area along Ash Creek for
the construction, operation and maintenance of a multiple use path.

17. Prior to any work on site, the applicant shall provide documented approval from the Tualatin Valley
Water District (TVWD) of the design of water service to the site.

18. Prior to any work on site, the applicant shall provide approval from Tualatin Valley Fire & Rescue
(I'VF&R) for the planned access and hydrant location.

19. Priot to any ground disturbance on the site, the applicant shall obtain an erosion control permit issued
by the City of Tigard pursuant to ORS 468.740 and the Federal Clean Water Act.

20. An erosion control plan shall be provided as part of the Public Facility Improvement (PFI) permit
drawings. The plan shall conform to the "Erosion Prevention and Sediment Control Design and
Planning Manual, February 2003 edition (and any subsequent versions or updates).”

THE FOLLOWING CONDITIONS SHALL BE SATISFIED
PRIOR TO ISSUANCE OF BUILDING PERMITS:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

21. Prior to issuance of building permits, the applicant shall obtain all permits and setvice provider letters
necessary from all appropriate agencies (such as Washington County, Tualatin Valley Water Department and
Clean Water Services) for all work to be done on site.

22, Prior to issuance of building permits, the applicant shall obtain approval from Tualatin Valley Fite and Rescue.

23. Prior to issuance of building permits, the applicant shall obtain city and CWS approval of plans for the
construction of the stormwater treatment facilities.
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THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO FINAL INSPECTION:

The applicant shall prepate a cover letter and submit it, along with any supporting documents and/or
plans that address the following requirements to the Community Development Department Attn: Gary
Pagenstecher, 503-718-2434. The cover letter shall clearly identify where in the submittal the required
information is found:

24, Prior to final inspection, the applicant shall contact the Planning Division (Gary Pagenstecher, 503-718-
2434) for a final site review to ensute consistency with this landg use decision.

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

25, Prior to final inspection, all elements of the proposed infrastructure (such as transportation, sanitary sewer,
storm drainage, water, etc.) shall be in place and operational with accepted maintenance plans. The
developer’s engineer shall provide written certification that all improvements, workmanship and materials
are in accord with cutrent and standard engineering and construction practices, and are of high grade, ptior
to city acceptance of the development’s improvements or any portion thereof for operation and
maintenance

26. Prior to final inspection, the ap{;_]licant shall obtain city approval of complete construction of the
transportation infrastructure, which is anticipated to include 20 foot paved with, 8 foot planter with trees
lights and utilities in a 40 foot row width.

27. Prior to final inspection, the applicant shall obtain approval from the City Engineer and other a}ZFropriate
agencies of the construction of the sanitary sewer system to serve the site and mitigation of any downstream

impacts.

28. Prior to final inspection, the applicant shall obtain city and CWS approval of the complete construction of

the stormwater treatment facilities and maintenance plans.

29. Prior to final inspection, the aﬁ)p]icant shall obtain city approval of the complete construction of the
proposed driveways. The applicant’s engineer shall submit a final access report to City engineering staff
which vetifies design of dfiveways and streets to be used by site traffic are safe by meeting adequate stacking
needs, sight distance and deceleration standards as set by the City and AASHTO.

30. Prior to final inspection, the applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R)
for access and hydrant location and any necessary construction prior to final inspection.

31. Prior to final inspection, the :;pplicant shall record the approved easement agreement for the construction,
operation and maintenance of a public path across the entirety of the site floodplain.

THIS APPROVAL SHALL BE VALID FOR 18 MONTHS
FROM THE EFFECTIVE DATE OF THIS DECISION.
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SECTION II1I. BACKGROUND INFORMATION

Site History and Description
The subject property is bordered on the west by the abandoned Oregon Electric Railroad alignment and has been

used in recent times as pasture. The property is comptised of six parcels, four of which are currently developed with
vacant single family residences along their Oak Street frontages. According to Washington Country records, the
dwellings were built in the late 50s and early 60s. The property annexed into the City in 1987.

Vicinity Information:
The site is located within the Washington Square Regional Center District and is zoned MUE-1, a high density mixed

use employment district and MUR-1, a high density mixed use residential district. Lincoln Center north of Oak Street
is an example of high-density mixed use employment development within this district, which generally extends east of
Greenburg between Hall and Hwy 217. The MUR-1 district lies between the MUE-1 district to the west and Hall
Blvd to the east, extending south of Locust to Hwy 217. The subject site is centrally located within these zones with
like-zones adjacent. The immediate vicinity south of Oak Street is characterized by the Ash Creek drainageway and
associated wetlands. The subject property contains an approximately 1100 foot reach of Ash Creek at its southern
boundaty located mid-way between its confluences with Fanno Creek to the west and the South Fork of Ash Creek to

the northeast.

Proposal Description:

The applicant’s narrative states that “The general objectives in proposing the Planned Development Combined
Concept Plan and Detailed Development Plan for the A+O Apartments and the open space protection for a large
pottion of the site are to:

* Help meet the need for multi-family housing in Tigard;

* Provide market rate multi-family housing within a reasonable distance from the Washington Squatre Shopping
Center, Lincoln Center, and other nearby commercial uses in a location that is (or is planned to be) well connected
to those areas by pedestrian and bicycle pathways, public transit, and roads;

* Provide an attractive living environment for project residents;

* Border the apartment project with preserved open space to the south in order to provide a buffer between the
apartments and Highway 217, as well as between the apartments and a developed neighborhood of detached single-
family homes to the southeast;

» Presetve and enhance valuable open space areas while utilizing portions of the overall site which are not
significantly constrained by floodplain, wetlands, riparian areas, or significant vegetation for residential purposes;

* Provide adequate parking for the needs of residents and visitors; avoid parking overflow into nearby
neighborhoods.”

The proposed development plans provide for development of 215 multi-family residential dwelling units within
four 4-story multi-family residential buildings located on an 11.17-acre gross area development site. The plans for
the project provide for dedication of 0.32 acres of additional right-of-way for the widening of SW Oak Street across
the site’s frontage leaving a site area of 10.85 acres. 6.62 acres of the site is delineated wetlands (See Wetland
Delineation Report and map by Pacific Habitat Services, Impact Assessment Report B). 4.23-acres of the net site is
upland without either mapped 100-year floodplain or wetlands. The proposed development plans provide for the
filling of 0.42 actes of previously degraded wetlands adjacent to the southern edge of the upland portion of the site.
The development plans also use 0.21-acres of non-wetland area which juts southward into the wetlands as
permanent open space. All of this area and the remaining wetlands area will be located to the south of a retaining
wall (6.41-acres total south of wall) which will separate this area from the development site area of 4.44-actes.

SECTION IV. COMMENTS FROM PROPERTY OWNERS WITHIN 500 FEET
AND INTERESTED PARTIES

The applicant held a neighbothood meeting to present the conceptual development plans for the project and to
gather comments on those plans at Metzger Elementary School on February 20, 2014. Approximately 60 people
attended that meeting including many nearby residents, representatives of CPO 4M, representatives of the Friends
of Fanno Creek and the Tualatin Riverkeepers, and a reporter for the Tigard Times. Meeting notes from that
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meeting are included in Appendix B of the applicant’s submittal, along with a copy of the notice which was mailed
to ownets of property within 500 feet of the site. Affidavits regarding mailing of the notice and posting the site with
a sign regarding the meeting are also included in Appendix B. Representatives of the project development team also
met with CPO 4 on September 24, 2014 to discuss the plans with the CPO members. In addition, representatives of
the project development team met onsite with representatives of the Tualatin Riverkeepets organization on August
28, 2014 to discuss the plans for the project and the status of the wetland-related permitting process.

The city sent notice of a Public Heating to neighboring property owners within 500 feet of the subject site
boundaries and interested parties on November 3, 2014. The City received seven written comments identified
below:

Jim Long, 10730 SW 72* Avenue, Chair CPO-4M, writes in opposition to the proposed impacts to wetlands and
floodplain and to the parking exception, and further highlights issues associated with economic liabilities of
buildings in the floodplain and impacts on views.

Nancy Lou Tracy, 7310 SW Pine Street, writes in opposition to the proposed wetland impacts, in favor of their
benefits for storm water filtration and habitat values.

Kristin Prince, 10455 SW 90™ Avenue, writes in favor of improving SW Lincoln Street through to SW Oak Street as
part of the project approval to address potential adverse impacts to local streets. She notes that ownership of the
property required for extension is the same as the owner of the property subject to the proposed development.

Jill Warren, 9280 SW 80" Avenue, as a participant in the Washington Square Regional Center Planning process,
raises plan implementation issues associated with wetland and floodplain impacts.

Dave Fahlman, 9055 SW Oak Street, writes in favor of improving SW Lincoln Street as a condition of approval to
address increased traffic and the limited capacity of SW 90" Avenue.

Dr. Gene Davis, 10875 SW 89" Avenue, wtites in favor of extending SW' Lincoln Street and to full improvements
to SW Oak Street.

Brian Wegener, Tualatin Riverkeeper Advocacy & Communications Manager, questioned whether wetland impacts
have been sufficiently avoided by reducing building footprints through increased building height. He further
questions the applicant’s proposed use of a remote Tualatin River wetland mitigation bank over available local Ash
Creek sites.

RESPONSE: Commenters are generally concerned with the proposed development’s adverse impacts on
significant wetlands and on neighborhood livability due to increased traffic, particularly on SW 90" Avenue, and
off-site patking demand due to the requested minimum parking space exemption. The review criteria and findings
in this staff report substantively address these issues.

SECTION V. ISSUES SUMMARY

NOTE: Procedure for review: according to TDC18.390.080.D.2.b.ii, the decision on the Wetland and Stream
Cotridots map amendment (CPA) shall precede other actions. A decision on impacts to the floodplain,
drainageways, and wetlands (SLR) follows as it can affect the net buildable atea subject to the planned development
proposal. According to TDC18.350.020.D, in the case of concurrent applications for concept plan and detailed
development plan (PDR) . . . The Planning Commission shall take separate actions on each element of the planned
development application i.e., the concept approval must precede the detailed development approval; however
each required action may be made at the same hearing.

Wetland Impacts (CPA)

TDC18.775.130 states “The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the
adverse economic consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss,
of the resource.”
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Staff agrees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
resources with achieving planning goals of the Washington Square Regional Center Plan District. See page 11.

Planned Development (PDR)

Parking Exemption

TDC18.350.050.4. requites that “The concept plan identifies methods for promoting walkability or transit ridership,
such methods may include separated parking bays, off street walking paths, shorter pedestrian routes than vehicular
routes, linkages to or other provisions for bus stops, etc.”

The plans for the project include public pedestrian easements for the future development of a trail along Ash Creek,
a trail to connect between that trail and the sidewalk along SW Oak Street, Oak Street sidewalks along the property’s
frontage, and primary pedestrian routes through the site. However, given the applicant’s request for a parking
exemption of 9.1%, should the applicant provide a walkability and ridetship assessment that ensures the plan
maximizes methods to promote walkability and transit ridership within a quarter mile of the subject site, including
but not limited to measures identified in TtiMet’s comment letter dated December 4, 2014? See page 21.

TDC18.350.070.C.5.d is one of five criteria that must be addressed to wartant the requested parking space
exemption: “Public transpottation is available to the site, and reducing the standards will not adversely affect
adjoining uses;”

Although the site is relatively well served by transit as is reported and detailed in Impact Assessment Report F, staff finds
that the availability of transit may not be sufficient to ensure its use. In considering the parking exemption and the
potential for mitigating the adverse effects on adjoining uses, shall the applicant provide a walkability and ridership
audit that ensures the plan maximizes methods to promote walkability and transit ridership within a quarter mile of
the subject site, including but not limited to measures identified in TtiMet’s comment letter dated December 4,
20147 See Page 24.

Funding future transportation

TDC18.630.010.C. states: “developments will be required to dedicate and improve public streets, connect to public
facilities such as sanitary sewer, water and storm drainage, and participate in funding future transportation and
public improvement projects necessary within the Washington Squate Regional Center.”

To meet required participation in funding future transportation and public improvements projects (subject to rough
proportionality) should the applicant be asked to consider, for example, a range of improvements associated with Lincoln
Street such as providing a full street dedication and improvements from Oak Street to Lincoln, full dedication of the
right of way with a constructed bike/ped path, or a constructed bike/ped path within a bike/ped easement? See page 28.

SECTION VI. SUMMARY OF APPLICABLE CRITERIA

The following summarizes the critetia applicable to this decision in the order in which they are addressed:

A. COMP PLAN AMENDMENT REVIEW CRITERIA
18.775.130 Sensitive Lands, Plan Amendment Option

B. SENSITIVE LANDS REVIEW CRITERIA
18.775.070.B Floodplain
18.775.070.D Drainageways
18.775.070.E Wetands

C. PLANNED DEVELOPMENT REVIEW CRITERIA
18.350 Planned Developments
18.520 Commercial Zoning districts
18.630 Washington Square Regional Plan Standards

18.705 Access, Egress and Citculation
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18.715 Density Computations

18.725 Environmental Performance Standards

18.745 Landscaping and Screening

18.765 Off-street Parking and Loading Requirements
18.790 Urban Forestty Plan

18.795 Vision Clearance Areas

18.810 Street and Utility Improvement Standards

SECTION VII. APPLICABLE REVIEW CRITERIA AND FINDINGS
A. COMP PLAN AMENDMENT REVIEW CRITERIA

The following criteria apply to the proposed Comprehensive Plan Amendment (CPA) to the City of Tigard
“Wetland and Stream Corridors™ map.

Applicable Provisions Of The City's Implementing Ordinances:

18.775.090 Special Provisions for Development within Locally Significant Wetlands and Along the Tualatin
Rivet, Fanno Creek, Ball Creek, and the South Fotk of Ash Creek

A subject property contains locally significant wetlands identified on the City of Tigard “Wetlands and Stream
Cotridors” map.

A. In order to address the requirements of Statewide Planning Goal 5 (Natural Resources) and the safe
harbor provisions of the Goal 5 administrative rule (OAR 666-023-0030) pertaining to wetlands, all
wetlands classified as significant on the City of Tigard “Wetlands and Streams Corridors Map” are
ptotected. No land form alterations or developments are allowed within or partially within a significant
wetland, except as allowed/approved pursuant to Section 18.775.130.

The applicant has applied for the Plan Amendment Option to remove Goal 5 protections from .42 actes of
significant wetlands to allow the proposed development.

18.775.130 Plan Amendment Option

Any owner of property affected by the Goal 5 safeharbor (1) protection of significant wetlands and/or (2)
vegetated areas established for the Tualatin River, Fanno Creek, Ball Creek, and the South Fork of Ash
Creek may apply for a quasi-judicial comprehensive plan amendment under Type IV procedure. This
amendment must be based on a specific development proposal. The effect of the amendment would be to
remove Goal 5 protection from the property, but not to remove the requitements related to the CWS
Stormwater Connection Permit, which must be addressed separately through an alternatives analysis, as
described in Section 3.02.5 of the CWS “Design and Construction Standards.” The applicant shall
demonstrate that such an amendment is justified by either of the following:

The applicant bas chosen to demonstrate the amendment is justified through an ESEE analysis.

A. ESEE analysis. The applicant may prepare an environmental, social, economic and enetgy (ESEE)
consequences analysis prepared in accordance with OAR 660-23-040.

The applicant has submitted an ESEE analysis (Appendix C of Application and a revised ESEE analysis dated 12-8-
14) prepared in accordance with OAR 60-23-040, to justify removal of Goal 5 protection from 0.42 actes of
significant wetlands on the subject property.

This provision is met.

1. The analysis shall consider the ESEE consequences of allowing the proposed conflicting use,
considering both the impacts on the specific tesoutce site and the comparison with other comparable sites
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within the Tigard Planning Area;

The applicant’s ESEE analysis dated December 8, 2014 addresses the consequences of allowing the proposed
conflicting use, identifying the impacts to the resource site and a comparison of comparable sites within the Tigard
Planning area. Although the wetlands identified for removal are degraded, their association with Ash Creek makes
them continue to be significant. Sites that could accommodate the proposed program were few and included a
smaller site in the WSRC vicinity that could accommodate 75 units and a larger site at Hunziker Road and Wall
Street with some wetlands but zoned I-P which does not allow the multi-family use. The lack of readily available
sites of sufficient size and zoning led the applicant to choose the proposed development site as the prefetred
development site.

This provision is met.

2. The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the adverse
economic consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss,
of the resource;

The applicant’s ESEE analysis states that “Prohibiting conflicting uses would keep the wetland intact and likely limit
the footprint of the proposed development activity to the existing houses on SW Oak Street. The houses would be
remodeled or torn down and replaced by new houses. As there will be no change in density, prohibiting conflicting
uses would impact the potential densities planned for (and required) in the Washington Square Regional Center
Implementation Plan. The economic benefits for local businesses from developing a high density apartment complex
would not be realized. The applicant would also realize far less economic benefit from remodeling or replacing the
four houses. There will be a loss in short term construction jobs requited when the apartment complex is
developed.”

This provision is met.

3. In particulat, ESEE analysis must demonstrate why the use cannot be located on buildable land,
consistent with the provisions of this chapter, and that there are no other sites within the Tigard Planning
Area that can meet the specific needs of the proposed use;

The applicant states: “Developing the property, while achieving the Washington Square Regional Center Plan’s
minimum density requitements, would be very difficult without the proposed wetland filling to provide a more
regular shaped development site. If the site configuration is not “squared up,” a very inefficient site development
pattern would be necessary with a resultant increase in residential building heights in order to meet the minimum
prescribed density for the site. While we have not done a final site and building design for development on a non-
reconfigured development site, the project team estimates that it would be necessary to have residential buildings
with four- to six-stories of residential units atop two levels of parking garages within the buildings on such a site.
Six- to eight-story buildings would provide a much more significant variation from the existing single-story through
three-story residential buildings to the north, east and south of the site than the proposed three-story above single
level parking garage buildings than are currently proposed with the proposed reconfigured site. The taller buildings
that would be necessary would require significantly different and much more expensive building construction
techniques than is proposed. The current proposal is for wood frame construction over concrete single-level
parking garages ot conctete slabs. Additional patking levels would tequire ramps between levels at a significant
construction cost. Additional levels of residential units would, at a minimum, require more expensive wood frame
construction, or alternatively push the construction type to steel frame or concrete construction. DBG, LLC is
trying to develop an economically viable residential development at close to the minimum density prescribed for the
site by the zones applied to it, while making a reasonable attempt to respect the lower building heights of the
existing residential neighborhood to the north, east and southeast of the site. In order to bear the additional costs of
construction that would be necessary to develop on the non-reconfigured site, we would likely need to inctease the
density further to bear the costs, and that would result in even taller buildings adjacent to the relatively low profile
neighborhood.”

Several sites were identified in the Tigard Planning Area which included a smaller site in the WSRC vicinity that
could accommodate 75 units, a site adjacent that was unavailable, and a larger site at Hunziker Road with sotne
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wetlands but zoned I-P which does not allow the multi-family use. The lack of readily available sites of sufficient
size and zoning led the applicant to choose the proposed development site as the preferred development site.

This provision is met.

4. The ESEE analysis shall be prepared by a team consisting of a wildlife biologist or wetlands ecologist
and a land use planner or land use attorney, all of whom are qualified in their respective fields and
experienced in the preparation of Goal 5 ESEE analysis;

The ESEE analysis has been prepared by wetlands biologist John van Staveten, PWS of Pacific Habitat Services
based upon theit on-site delineation of the wetlands on the site and an assessment of the quality and condition of
the area which is proposed to be filled. The ESEE analysis was reviewed by other team members including land use
attorney Steven Pfeiffer, land use planner Jerry Offer, and civil engineer Mike Peebles.

This provision is met.

5. If the application is approved, then the ESEE analysis shall be incorporated by reference into the
Tigard Comprehensive Plan, and the “Tigard Wetland and Stream Corridor Map” shall be amended to
remove the site from the inventory.

On approval of this request the site would be removed from the inventory.

This provision can be met.

FINDINGS: As shown in the analysis above, the ESEE analysis addresses the requitements of this section. The
subject property contains Goal 5 safeharbor protection of significant wetlands. The applicant has applied for a
quasi-judicial comprehensive plan amendment under a Type IV procedure. The application is based on a specific
development proposal for 215 apartments, the A+O Apartments. The applicant has demonstrated that such an
amendment is justified by and ESEE analysis consistent with OAR 660-23-040.

The applicant concludes that “limiting conflicting uses would result in the most positive consequences of the three
decision options. A limit decision will avoid many of the negative consequences attributed to either allowing or
prohibiting all conflicting uses. Through the application of site design and development standards to conflicting
uses, the impacts on the significant wetland can be minimized (only 6% of wetlands on site will be impacted) and
the remaining resource can be enhanced. There will be a relatively high level of economic, social, environmental and
energy benefits achieved. Limiting conflicting uses offers the most benefit to the wetland (through its enhancement)
and to the community, and strikes a balance between conflicting uses and planning goals. The recommendation is to
limit conflicting uses within the significant wetland.”

Staff agrees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
tresources with achieving planning goals of the Washington Square Regional Center (WSRC) Plan District. It is clear
that the development proposal substantially implements the planning goals, including density, for the WSRC and
minimizes its footprint given the project’s 215-unit goal and the requested parking exception. A majority 94% of the
wetlands are protected and enhanced on site, with a 3.2:1 off-site mitigation for the 6% of wetlands being adversely
affected. Appendix D of the applicant’s submittal (CWS SPL, reverse of Figure 2) provides a CWS Tier II Site
Alternatives Analysis for impacts to the Vegetated Corridor, which is also useful for comparing incremental adverse
economic consequence of not allowing conflicting uses.

If Council approves the application for Comprehensive Plan Amendment, then the ESEE analysis will be
incorporated by reference into the Tigard Comprehensive Plan, and the “Tigard Wetland and Stream Corridor
Map” will be amended to remove the site from the inventory.

CONCLUSION: Staff recommends that the Planning Commission recommend to City Council approval of
the proposed Comprehensive Plan Amendment.
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B. SENSITIVE LANDS REVIEW CRITERIA

The following criteria apply to the proposed Sensitive Lands Review (SLR) for impacts to the Ash Cteek floodplain,
drainage ways, and wetlands/associated vegetated cotridor.

18.775.020 G. Sensitive lands permits issued by the hearings officer.

1. The hearings officer shall have the authority to issue a sensitive lands permit in the 100-year floodplain
by means of a Type IIIA procedure, as governed by Section 18.390.050, using approval criteria contained
in Section 18.775.070.

The proposed sensitive lands permit request for these landform alterations would normally be reviewed by means of
a Type IIIA procedure by the City of Tigard’s hearings officer. Howerver, since the sensitive lands permit request is
being reviewed as a combined application request including a Comprehensive Plan amendment, the concurrent
applications will be heard by the Planning Commission and City Council, with the City Council being the actual
decision-making body.

2. Sensitive lands permits shall be required in the 100-year floodplain when any of the following
circumstances apply:

a. Ground distutrbance(s) ot landform alterations in all floodway areas;

b. Ground disturtbance(s) or landform alterations in floodway fringe locations involving more than 50
cubic yards of material;

c. Repair, reconstruction, or improvement of an existing structure or utility, the cost of which equals or
exceeds 50% of the market value of the structure prior to the improvement or the damage requiring
reconstruction provided no development occurs in the floodway;

d. Structures intended for human habitation; and

e. Accessory structures which are greater than 528 squate feet in size, outside of floodway areas.

According to the applicant’s submittal, the A+O Apartments include approximately 423 cubic yards of material
removal and 3,423 cubic yards of fill material within significant wetlands and 395 cubic yards of fill within the
floodplain outside of the wetlands portion of the site. The plans do not include any ground disturbances or
alterations within the Ash Creek floodway. The proposed development within the floodplain does not include any
activities related to existing structures, accessory structures or utilities, or any structutes proposed for human
habitation.

18.775.030 Administrative Provisions

A. Interagency coordination. The appropriate approval authority shall review all sensitive lands permit
applications to determine that all necessary permits shall be obtained from those federal, state, or local
governmental agencies from which prior approval is also requited.

Appendix F of the applicant’s submittal includes a Joint Corp/DSL permit application (APP056389) for
development within wetlands associates with Ash Creek, a tributary to Fanno Creek and the Tualatin River. The
necessary permits have been applied for. This provision is met.

As governed by CWS “Design and Construction Standards,” the necessary permits for all “development,”
as defined in Section 18.775.020.A, shall include a CWS setvice provider letter, which specifies the
conditions and requirements necessary, if any, for an applicant to comply with CWS water quality
protection standards and for the agency to issue a stormwater connection permit.

Appendix D of the applicant’s submittal includes a CWS Service Provider Letter (SPL) and Natural Resources
Assessment Report by Pacific Habitat Services. The SPL specifies conditions and requitements necessary for the
applicant to comply with CWS water quality and protection standards. Implementation of these tequitements will
be ensured by a condition of approval of the Council’s final order. This provision is met.

18.775.040 General Provisions for Floodplain Areas

Permit review. The appropriate approval authority shall review all permit applications to determine
whether proposed building sites will minimize the potential for flood damage.
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According to the applicant’s narrative, proposed buildings B, C, and D are located outside of the existing floodplain area.
Building A will be located on fill within the existing floodplain. Garage finished floor elevation will be approximately 2’
above the existing floodplain elevation. The habitable finished floor elevation will be approximately 12’ above the
existing floodplain elevation. The proposed building site minimizes the potential for flood damage. This provision is met.

Base flood elevation data. When base flood elevation data has not been provided in accordance with
subsection B of this section, the director shall obtain, review and reasonably utilize any base flood
elevation and floodway data available from a federal, state or other source, in order to administer
subsections M and N of this section.

Base flood elevation (BFE) has been determined for this project area. The BFE is shown on Federal Emergency
Management Agency (FEMA) map number 410276059C for the City of Tigard, Oregon, Washington County revised
Februaty 18, 2005. The floodplain boundary is shown (elevation 163) on the Existing Conditions plan (Sheet P1.1). This
provision is met.

18.775.050 General Provisions for Wetlands

Code compliance tequirements. Wetland regulations apply to those areas classified as significant on the
City of Tigard “Wetland and Streams Corridors Map,” and to a vegetated corridor ranging from 25 to 200
feet wide, measured horizontally, from the defined boundaries of the wetland, per “Table 3.1, Vegetated
Corridor Widths,” and “Appendix C, Natural Resource Assessments,” of the CWS “Design and
Construction Standards.” Wetland locations may include but are not limited to those areas identified as
wetlands in “Wetland Inventory and Assessment for the City of Tigard, Oregon,” Fishman Envitonmental
Setvices, 1994,

According to the Pacific Habitat Setvices, Inc. May 9, 2014 Natural Resource Assessment for the subject site, the
ptoposed development would impact .42 acres of significant wetlands and 1.02 acres of vegetated corridor
measured 50 feet wide. Therefore, the following wetland regulations would apply to 1.44 acres of the site.

Delineation of wetland boundaries. Precise boundaties may vary from those shown on wetland maps;
specific delineation of wetland boundaries may be necessaty. Wetland delineation will be done by
qualified professionals at the applicant’s expense.

According to the applicant’s narrative, a wetland delineation of the wetland areas on the site was done by the
ptofessional wetland scientists of Pacific Habitat Services. The delineated wetland boundary stakes provided by that
on-site delineation were surveyed and mapped by the surveyors of Otak, Inc. The actual locations of wetlands on
the site vary slightly from what is shown on the City of Tigard “Wetland and Streams Corridors Map. A copy of the
Wetland Delineation report for the site by Pacific Habitat Services is included in the applicant’s submittal as Impact
Assessment Report B. The wetland boundary and associated vegetated cotridor are illustrated cleatly on Figure 3,
PHS Natural Resource Assessment Report, Appendix D. This provision is met.

18.775.070 Sensitive Land Permits

Permits required. An applicant, who wishes to develop within a sensitive area, as defined in Chapter
18.775, must obtain a permit in certain situations. Depending on the nature and intensity of the proposed
activity within a sensitive area, either a Type II or Type III permit is requirted, as delineated in
18.775.020.F and G. The approval criteria for various kinds of sensitive areas, e.g., floodplain, are presented
in subsections B through E of this section.

This application includes proposed development in the Ash Creek floodplain, drainageways, and within wetlands
(and associated vegetated corridor). The City Council is the decision-making body under concurrent review with the
requested comptrehensive plan amendment Type IV procedure. Impacts to these sensitive areas are addressed in
findings for their respective approval criteria below.

18.775.070.B Within the 100-year floodplain. The hearings officer shall apptove, approve with conditions ot
deny an application request within the 100-year floodplain based upon findings that all of the following
criteria have been satisfied:
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applicant’s submittal includes Impact Assessment Report E, Preliminary Storm Drainage Report by Otak, Inc. According
to the report, the fill area is approximately 0.35 acres. Figure 3 shows the proposed development in relation to the 100-
year floodplain boundary (elevation 163). Proposed buildings B, C, and D are located outside of the existing floodplain
area. Building A will be located on fill within the existing floodplain. Garage finished floor elevation will be
approximately 2’ above the existing floodplain elevation. The habitable finished floor elevation will be approximately 12°
above the existing floodplain elevation.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requirements of this title. This criterion is met.

2. Land form alterations shall preserve or enhance the floodplain storage function and maintenance of the
zero-foot tise floodway shall not result in any encroachments, including fill, new construction, substantial
improvements and other development unless certified by a registered professional engineer that the
encroachment will not result in any increase in flood levels during the base flood discharge;

A zero rise analysis has been completed and is included in the applicant’s submittal as Appendix E in the
Preliminary Drainage report. Based on the analysis of potential floodplain impacts associated with the proposed
development, there will not result in any increase in flood levels during the base flood discharge. This criterion is
met.

3. Land form alterations or developments within the 100-year floodplain shall be allowed only in areas
designated as commercial or industrial on the comprehensive plan land use map, except that alterations ot
developments associated with community recreation uses, utilities, or public support facilities as defined
in Chapter 18.120 of the community development code shall be allowed in areas designated residential
subject to applicable zoning standards;

The site of the proposed development includes both commercial plan designations and residential plan
designations. The proposed development plans show floodplain modifications within portions of the site which
have a Comprehensive Plan Map designation of MUE-1. Portions of the site which include the residential MUR-1
Comprehensive Plan Map designation include proposed modifications to wetlands. However, no modifications to
the 100-year floodplain are proposed within the MUR-1 area. This critetion is met.

4, Where a land form alteration or development is permitted to occur within the floodplain it will not result
in any increase in the water sutface elevation of the 100-year flood;

A zero rise analysis has been completed and a memorandum is included as Appendix E in the Preliminary Drainage
Reportt. Based on the analysis of potential floodplain impacts associated with the proposed development, there will
not be an increase in the 100-year water surface elevation. This criterion is met.

5. The land form alteration or development plan includes a pedestrian/bicycle pathway in accordance with
the adopted pedestrian/bicycle pathway plan, unless the construction of said pathway is deemed by the
hearings officer as untimely;

The proposed development plans for the A+O Apartments include a public pedestrian easement to the City of
Tigatd for the future development of the City’s planned Washington Square Regional Center Trail. Staff has
determined that the Center Loop Trail alignment on SW Oak Street is preferred to the Ash Creek alignment along
this reach of Ash Creek. The City Engineer has determined that a 12-foot wide multi-modal path within the Oak
Street right of way along the property’s frontage will be a required public facility improvement for this project. This
ctiterion is met.

6. Pedestrian/bicycle pathway projects within the floodplain shall include a wildlife habitat assessment
that shows the proposed alignment minimizes impacts to significant wildlife habitat while balancing the
community’s tecteation and environmental educational goals;
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The proposed development plans for the A+O Apartments propose the dedication of a public pedestrian easement
to the City of Tigard for the future development of the City’s planned Washington Square Regional Center Trail. A
wildlife habitat assessment, further floodplain analysis and other related studies will need to be completed prior to
construction of this trail. The actual alignment of the trail will need to be determined by the City in concert with
resource permitting agencies ptior to the final design and construction of the trail.

7. The necessary U.S. Army Cotps of Engineers and State of Oregon Land Board, Division of State Lands,
and CWS permits and approvals shall be obtained; and

The applicant’s submittal includes 2 CWS SPL (Appendix D) and a U. S. Army Cotps of Engineers (COE)/Ozregon
Department of State Lands (DSL) permit application (Appendix F). This ctitetion is met.

8. Where land form alterations and/or development are allowed within and adjacent to the 100-year
floodplain, the city shall require the consideration of dedication of sufficient open land area within and
adjacent to the floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain in accordance
with the adopted pedestrian/bicycle pathway plan.

The proposed development plans include a public pedestrian easement to the City of Tigard for the development of
the City’s planned Washington Square Regional Center Trail. Because the alignment actoss the property is not yet
known, the City will require a blanket ped/bike easement over the entirety of Wetland A. This criterion is met.

FINDINGS: According to the analysis above, the floodplain ctiteria are met.

18.775.070.D Within drainageways. The appropriate approval authority shall approve, approve with
conditions or deny an application request for a sensitive lands permit within drainageways based upon
findings that all of the following criteria have been satisfied:

A storm water ditch, or drainageway, 475 square feet in area (0.01 acre) is located in the northwestern portion of the
site that carries stormwater from SW Oak Street and the adjacent condominium complex to the north of Oak
Street. The Natural Resource Assessment by PHS characterizes this ditch as non-jurisdictional and therefore
without an associated vegetated corridor.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requitements of this title. This ctitetion is met.

2. The extent and nature of the proposed land form alteration or development will not create site
disturbances to an extent greater than that required for the use;

According to the applicant’s narrative, the proposed development plan for the A+O Apartments minimizes impacts
to wetland/floodplain/drainageways by pushing the proposed area of development towards SW Oak Street. This
results in impact to an existing ditch in existing public drainage easement on the western portion of the site. It is
proposed that the existing ditch/drainageway be relocated into a public storm sewet pipe with an outfall to the
wetlands to the south. The proposed alteration of this section of the drainageway on the southetn portion of the
site is limited to only the area that is necessary to construct the proposed storm sewer to replace the existing open
drainage ditch, and therefore will limit drainageway disturbances to only what is necessary for the proposed use.
This criterion is met.

3. The proposed land form alteration ot development will not result in erosion, stream sedimentation,
ground instability, or other adverse on-site and off-site effects or hazards to life or property;

According to the applicant’s narrative, the proposed development plan for the A+O Apartments will replace an
existing open drainage ditch into a public storm drainage pipe located in a public drainage easement that will extend
the existing public storm drainage system and convey existing runoff from the upstream basin. The proposed public
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storm drainage pipe will outfall to a rip-rap pad and drain into wetlands and Ash Creek. The plans provide for
appropriate erosion control plans designed to City and CW'S standards so that the proposed land form alteration or
development will not result in erosion, stream sedimentation, ground instability, or other adverse on-site and off-
site effects or hazards to life or property. This criterion is met.

4. The water flow capacity of the drainageway is not decreased;

According to the applicant’s narrative, the open drainage ditch to be removed will be replaced with a public storm
pipe in a new alignment that will have adequate capacity to convey to the upstream runoff. This criterion is met.

5. Whete natural vegetation has been removed due to land form alteration or development, the areas not
covered by structures or impervious surfaces will be replanted to prevent erosion in accordance with
Chapter 18.745, Landscaping and Screening;

According to the applicant’s narrative, a small portion of the existing drainage ditch at its southern end will not be
covered by structures or impervious surfaces. This portion will be replanted with seed mix to prevent erosion. The
area to be replaced and put into a storm drainage pipe will be covered by pavement and landscaping associated with
the proposed apartments designed consistent with the requitements of Chapter 18.475 and related standards as
addressed elsewhere in this report. This criterion is met.

6. The drainageway will be replaced by a public facility of adequate size to accommodate maximum flow
in accordance with the adopted 1981 Master Drainage Plan;

According to the applicant’s natrative, the existing drainage ditch will be teplaced with a public storm sewer pipe in
a new alignment (to be covered by a public drainage easement). The proposed storm drainage pipe has been sized to
provide adequate capacity to convey the maximum anticipated flow from upstteam basin in accordance with the
1981 Master Drainage Plan. The public easement will be located within the drive-aisle/patking area of the proposed
multi-family development. The City will have access to public storm manholes for maintenance of the proposed
public storm sewer. This criterion is met.

7. The necessary U.S. Army Corps of Engineers and State of Otegon Land Board, Division of State Lands,
and CWS approvals shall be obtained;

A CWS Service Provider Letter for the project is included in the applicant’s submittal (Appendix D). The
development team has submitted an application for an Oregon DSL/ US Army Cotps of Engineets Joint Permit
application (Appendix F). This ctriterion is met.

8. Where land form alterations and/or development are allowed within and adjacent to the 100-year
floodplain, the city shall require the consideration of dedication of sufficient open land area within and
adjacent to the floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain in accordance
with the adopted pedestrian bicycle pathway plan.

The proposed development plans propose the dedication of a public pedestrian easement to the City of Tigard for
the development of the City’s planned Washington Square Regional Center Trail. Because the alignment across the
property is not yet known, the City will require a blanket ped/bike easement over the entirety of Wetland A.

This critetion is met.

FINDINGS: According to the analysis above, the drainageways criteria are met.

18.775.070.E Within wetlands. The director shall approve, approve with conditions or deny an application
request for a sensitive lands permit within wetlands based upon findings that all of the following criteria
have been satisfied:

Pursuant to TDC 18.775.050, General Provisions for Wetlands, wetland regulations apply to those areas classified as
significant on the City of Tigard “Wetland and Streams Corridors Map,” and to a the 50-foot vegetated corridor for
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Wetland A, as shown in Figure 3 of Pacific Habitat Services’ Natural Resource Assessment for the subject site. The
proposed development would impact .42 acres of significant wetlands and 1.02 acres of vegetated corridor.
Therefore, the following wetland regulations apply to a total of 1.44 acres of the site.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requirements of this title. This criterion is met.

2. The proposed land form alteration or development is neither on wetland in an area designated as
significant wetland on the comprehensive plan floodplain and wetland map nor is within the vegetative
cotridor established per “Table 3.1 Vegetative Cortidor Widths” and “Appendix C: Natural Resources
Assessments” of the CWS “Design and Construction Standards,” for such a wetland;

The applicant has requested wetlands to be removed from the designation of locally significant wetlands on the City
of Tigard “Wetlands and Streams Corridors” Map by the Comprehensive Plan Amendment portion of this
application. If that request is approved, these wetlands will no longer be designated as significant wetland on the
Plan’s floodplain and wetland map. As such, a sensitive lands permit can be approved in accordance with this
section for both the wetland and its associated vegetative corridor. This criterion is met.

3. The extent and natute of the proposed land form alteration or development will not create site
distutbances to an extent greater than the minimum required for the use;

According to the applicant’s narrative, the proposed filling of 0.42 acres of wetlands is limited to only what is
necessary to “squate up” the developable portion of the site to accommodate the proposed 215-unit apartment
complex and related parking and recreation facilities without creating any more wetland site disturbance than is
absolutely necessary. The proposal includes ground level parking under two of the proposed residential buildings, a
request for an exception to the minimum required number of on-site parking spaces in order to limit the area of
development, and a retaining wall along the full width of the project’s southern development boundaty to limit
impacts to sensitive areas. Given the findings in the applicant’s ESEE analysis, this criterion is met.

4, Any encroachment or change in on-site or off-site drainage which would adversely impact wetland
characteristics have been mitigated;

According to the applicant’s narrative, the 0.42 acres of proposed encroachment into the wetlands on the site has
been designed to be on the edges of or outside of the floodplain on the site. A storm sewer system has been
proposed to replace the surface drainage through the wetlands on the western portion of the site. These measures
have been designed in order that on-site and off-site drainage will not be adversely affected by the proposed
wetlands modifications. This criterion is met.

5. Where natural vegetation has been removed due to land form alteration or development, erosion control
provisions of the Surface Water Management program of Washington County must be met and areas not
covered by structures or impervious surfaces will be replanted in like or similar species in accordance with
Chapter 18.745, Landscaping and Screening;

According to the applicant’s narrative, an erosion control plan addressing the City and Clean Water Services’
erosion control requitements will be submitted as part of final grading plans, as well as part of any state or federal
permit applications. Disturbed areas will be replanted if not covered by impervious surfaces. This criterion is met.

6. All other sensitive lands requirements of this chapter have been met;

All other applicable sensitive lands approval standards related to the proposed development application are
reviewed in findings within this staff report. This criterion is met.

7. The necessary U.S. Army Corps of Engineers and State of Oregon Land Board, Division of State Lands,
and CWS approvals shall be obtained;
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A CWS Service Provider Letter for the project is included in the applicant’s submittal (Appendix D). The
development team has submitted an application for an Oregon DSL./ US Army Cotps of Engineers Joint Permit
application (Appendix F). This ctitetion is met.

8. The provisions of Chapter 18.790, Tree Removal, shall be met;

The provisions of Chapter 18.790, Urban Forestry Plan, are addressed futther in this staff report, below. This
criterion is met.

9. Physical limitations and natural hazards, floodplains and wetlands, natural areas, and parks, recreation
and open space policies of the comprehensive plan have been satisfied.

The following Comprehensive Plan policies address physical limitations and natural hazards, floodplains and
wetlands, natural areas, and parks, and recreation and open space. Findings address satisfaction of these policies
with regard to the proposed plans for wetland modifications.

Natural Resources
1. The City shall protect and, to the extent feasible, restore natural resources in a variety of methods to:

A. contribute to the City’s scenic quality and its unique sense of place;

B. provide educational opportunities, recreational amenities, and buffering between differential land
uses;

C. maximize natutral resource functions and services including fish and wildlife habitat and water
quality; and

D. result in healthy and naturally functioning systems containing a high level of biodiversity.

7. The City shall protect and restore riparian and upland habitats to the maximum extent feasible on
public and private lands.

8. The City shall protect and, to the extent feasible, restore the diverse ecological and non-ecological
functions and services of stteams, wetlands, and associated riparian corridors.

11. The City shall assist landowners in the protection of natural resoutces through diverse methods
including, but not limited to: education, incentives, planned development standards and regulations, and
conservation easements.

The City addresses the above policies dealing with wetlands, water resources, tripatian areas and wildlife habitat
through the development and administration of the sensitive lands permit ptocess. The application of and
satisfaction of the standards of that permitting process to the A+O Apartments development plans, including
proposed modifications to the wetlands, habitat, and floodplain area on the site, are a2 demonstration that these plan
policies have been satisfied. In addition, application of the planned development parking exemption has been
requested to help minimize the development footprint.

Hazatds
1. The City shall not allow development in areas having the following development limitations except
where the developer demonstrates that generally accepted engineering techniques related to a specific site
plan will make the area suitable for the proposed development:

A. areas having a sevete soil etosion potential;

B. areas subject to slumping, earth slides, or movement;

C. areas having slopes in excess of 25%; or

D. areas having severe weak foundation soils.

The City of Tigard’s development review application process implements this policy through the requitement of a
geotechnical report as part of the required impact assessment of a proposed development. The current application
includes a site specific geotechnical report prepared by Geotechnical Resources, Inc. that report demonstrates that

CPA2014-00002-PIDR2014-00003/ SDR2014-00004/SLR2014-00002 — A+ APARTMENTS PAGI: 18 Ol 56



the proposed development site will be suitable for development without undue soil erosion and that the site does
not contain slopes in excess of 25%; areas subject to slumping, sliding, or earth movement; or weak soils.

7. The City shall comply with the Federal Emergency Management Agency (FEMA) flood regulations,
which include standards for base flood levels, flood proofing, and minimum finished floor elevations.

8. The City shall prohibit any land form alterations or developments in the 100- yeat floodplain which
would result in any rise in elevation of the 100-year floodplain.

9. The City shall not allow land form alterations or development within the 100-year floodplain outside the
zero-foot rise floodway unless:
A. The streamflow capacity of the zero-foot rise floodway is maintained; and
B. Engineered drawings and/or documentation shows there will be no detrimental upstream or
downstream effects in the floodplain area.

10. The City shall work with Clean Water Setvices to protect natural drainageways and wetlands as
valuable water retention areas and, where possible, find ways to restore and enhance these areas.

11. The City shall comply with Metro Title 3 Functional Plan tequirements for balanced fill and removal in
the floodplain.

The City has addressed these above policies dealing with floodplain development and landform alterations through
the development and administration of the sensitive lands permit process. The application of and satisfaction of the
approval standards of the sensitive lands permitting process to the A+O Apartments development plans, including
proposed modifications to the floodplain area on the site, are a demonstration that these plan policies have been
satisfied.

Parks Recreation and Open Space

8.1 Provide a wide variety of high quality park and open spaces for all residents, including both:
A. developed ateas with facilities for active recreation; and
B. undeveloped areas for nature-oriented recreation and the protection and enhancement of valuable
natural resources within the parks and open space system.

22. City-owned property may be used for private wetlands mitigation considered on a case-by-case basis.

This policy allows, but does not require developers to provide local wetlands mitigation. The applicant has proposed
off-site mitigation with this project. The City Parks Director has commented that ptivate wetland mitigation on city-
owned property has proved difficult administratively in the past and that city property will need to be used in the
future for city projects that require mitigation. In this case, city owned property is not available for ptivate wetland
mitigation.

Goal 8.2 Create a Citywide network of interconnected on- and off-road pedestrian and bicycle trails.

Policy 1. The City shall create and interconnected regional and local system of on- and off-road trails and
paths that link together neighborhoods, parks, open spaces, major urban centers and regional recreational
opportunities utilizing both public property and easements on private property.

The proposed development plans for the A+O Apartments include the provision of a public pedestrian trail
easement within the privately owned wetland area adjacent to Ash Creek. This trail easement segment is provided to
serve the Washington Square Regional Center Ttail that is called for in the Parks Master Plan and is called for as
multi-use path M-9 on maps and tables of the Tigard 2035 Transportation System Plan. The development plans also
provide for a public pedestrian path easement for the future development of a connecting trail between SW Oak
Street and the future Washington Square Regional Center Trail.

FINDINGS: As shown in the analysis above, the wetlands ctriteria are met.
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CONCLUSION: Staff recommends that the Planning Commission find, and recommend to Council, that the
applicable sensitive lands review criteria for floodplain, drainageways, and wetlands are met
or can be met as conditioned, subject to a determination that Goal 5 protections can be
removed, as requested by the applicant.

C. PLANNED DEVELOPMENT REVIEW CRITERIA

The following critetia apply to the proposed Planned Development Concept and Detailed Plan Reviews (PDR) for
the 215 unit planned development.

18.350 PLANNED DEVELOPMENTS

18.350.020 Process
A. Applicable in all zones. The planned development designation is an overlay zone applicable to all
zones. An applicant may elect to develop the project as a planned development, in compliance
with the requirements of this chapter, or in the case of a commercial or industrial project an
approval authotity may apply the provisions of this chapter as a condition of apptoving any
application for the development.

D. Concurrent applications for concept plan and detailed plan. In the case of concutrent applications
for concept plan and detailed development plan, including subdivision applications, the applicant
shall clearly distinguish the concept from the detailed plan. The Planning Commission shall take
separate actions on each element of the planned development application (i.e., the concept
approval must precede the detailed development approval); however each required action may be
made at the same hearing.

The applicant has elected to develop this project through the planned development process. In this case, the
applicant is also applying for a concurrent review of the planned development concept plan and the detailed
development plan. Separate concept plans and detailed plans have been submitted, requiting separate actions by the
commission and council.

18.350.050 Concept Plan Approval Criteria
A. The concept plan may be approved by the commission only if all of the following criteria ate met:

1. The concept plan includes specific designations on the concept map for areas of open space, and
describes their intended level of use, how they relate to other proposed uses on the site, and how
they protect natural features of the site.

The Planned Development Concept Plan, Sheet P2.2, illustrates areas on the site that are intended to be preserved
as open space in the form of wetlands and enhanced wetland; active open space and recreation areas near the
proposed building locations; and passive landscape areas. The applicant’s natrative, along with the applicable
supplemental reports in the Appendix, describe how the natural open space, active open space, and passive open
space areas are to be used and how the plans for the 6.2 acres in the southern portion of the site will protect and
enhance the natural areas on the site. This criterion is met.

2. The concept plan identifies areas of trees and other natural resources, if any, and identifies
methods for their maximized protection, preservation, and/or management.

The planned development concept plan illustrates how the plans for the 6.2 acres in the southern portion of the site
will protect and enhance the natural areas on the site. This criterion is met.

3. The concept plan identifies how the future development will integrate into the existing
neighborhood, either through compatible street layout, architectural style, housing type, ot by
providing a transition between the existing neighborhood and the project with compatible
development or open space buffers.

CPA2014-00002,/PDR2014-00003/SDR2014-00004/SLR2014-00002 — A+O APARTMENTS PAGE 20 O 56




The Planned Development Concept Plan, Sheet P2.2, along with the aerial photo of the site and its environs, Sheet
P2.1, illustrates how the proposed development will fit into the street and land use pattern of the neighborhood.
This criterion is met.

4. The concept plan identifies methods for promoting walkability or transit ridership, such methods
may include separated patking bays, off street walking paths, shorter pedestrian toutes than
vehicular routes, linkages to ot other provisions for bus stops, etc.

The plans for the project include the provision of an 8-foot wide sidewalk along the site’s frontage. The Planned
Development Concept Plan, Sheet P2.2, illustrates the general areas on the site where the applicant is offering to
provide public pedesttian easements for the future development of a trail along Ash Creek, and a trail to connect
between that trail and the sidewalk along SW Oak Street. Primary pedestrian routes through the site are also
illustrated. However, given the applicant’s request for a parking exemption of 9.1%, staff recommends that the
applicant provide a walkability and ridership assessment that ensures the plan maximizes methods to promote
walkability and transit ridership within a quarter mile of the subject site, including but not limited to measures
identified in TriMet’s comment letter dated December 4, 2014.

5. The concept plan identifies the proposed uses, and their general arrangement on site. In the case
of projects that include a residential component, housing type, unit density, or generalized lot sizes
shall be shown in relation to their proposed location on site.

The planned development concept plan illustrates the proposed development pattern for four multi-story multi-
family residential buildings on the northern portion of the site, along with associated recreation and parking
facilities. The concept plan provides for approximately 4.16 acres of the site to be developed with multi-family
dwellings at a net density of between 50 and 60 units per net acre, and for approximately 6.2-acres of the site to be
retained as wetlands and floodplain associated with Ash Creek. Limited public access to the wetlands area is
provided for through the provision of public pedestrian access easements to be dedicated to the City of Tigard for
future trail development. This criterion is met.

6. The concept plan must demonstrate that development of the property pursuant to the plan
results in development that has significant advantages over a standard development. A concept
plan has a significant advantage if it provides development consistent with the general purpose of
the zone in which it is located at overall densities consistent with the zone, while protecting natural
features or providing additional amenities or features not otherwise available that enhance the
development project ot the neighborhood.

The proposed development plan for the A+O Planned Development provides for the long term preservation of
wetlands and floodplain associated with Ash Creek, along with significant enhancements to the wildlife habitat
values of the wetlands through the removal of invasive vegetation and the planting of significant number of native
trees. This work to restore the wetlands on the site would not occur unless there was a development project
occurring primarily on the upland portion of the site, along with a relatively minor amount of wetland filling to
create additional developable area. The practicality of intensive development of the upland portion of the site is
dependent upon the proposed wetland filling to create a more usable development footprint, and is also dependent
upon having flexibility with regard to certain development standards such as by reducing the amount of on-site
parking to be provided; by not providing individual decks or porches for all units as would be required through the
Site Development Review approval standards; and by accounting for shared open spaces through looking at the
larger development plan.

In addition, it is noted that proposed A+O Apartments Planned Development will further the objectives of the
Washington Squate Regional Center plan by providing desired relatively intense residential development in close
proximity to shopping opportunities at Washington Square and other neatby centers; close proximity to
employment opportunities at Washington Square, Lincoln Center, and other nearby office and commercial centers;
and within close proximity to transit opportunities on SW Greenburg Road, SW Locust Street, and SW Hall
Boulevard. While the proposed development will be faitly intensive compared to the existing neighborhoods
consisting primarily of detached single-family residences to the south and east of the site, the proposed A+O
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Planned Development will provide a step down in intensity from Washington Square and Lincoln Center to those
existing neighborhoods. The A+O Planned Development will be developed at a density (52 units/acre) which is
low in the range of residential densities allowed by the MUE-1 and MUR-1 zoning districts applied to the site of the
proposed development (50 units/acre minimum, no maximum). This ctitetion is met.

FINDINGS: According to the analysis above, the concept plan approval critetia are substantially met.
However, staff recommends that the applicant provide a walkability and ridership audit that ensures the plan
maximizes methods to promote walkability and transit ridership within a quarter mile of the subject site, including
but not limited to measures identified in TriMet’s comment letter dated December 4, 2014, as conditioned below.

CONCLUSION: Staff recommends the Planning Commission find that the proposed Concept Plan
substantially meets the approval critetia and recommend approval of the Concept Plan to
the City Council, subject to consideration of an enhanced mobility plan.

18.350.060 Detailed Development Plan Submission Requirements
C. Compliance with specific development standards. The detailed development plan shall show
compliance with base zone provisions, with the following modifications:
1. Lot dimensional standards. The minimum lot depth and lot width standards shall not apply.
There shall be no minimum lot size except that lots on the perimeter of the ptroject shall not be less
than 80% of the minimum size tequired in the base zone.

There is no applicable minimum lot size in the undetlying MUE-1 and MUR-1 districts. The site size will be 10.95
acres after dedication of additional road right-of-way for SW Oak Street. This standard is met.

2. Site coverage. The maximum site coverage is 80%, except in the IP zone where the maximum
site coverage shall be 75%. Site coverage includes all buildings and impetvious sutfaces such as
streets and sidewalks.

The concept plan provides for less than 40% of the gross planned development site area to be developed and over
60% of the site to be retained as natural and enhanced wetlands. Therefore, the proposed concept plan clearly meets
this standard. Additionally, 25% percent of the portion of the site which is planned to be developed with the
apartments will be landscaped and not covered by buildings or pavement. This standard is met.

3. Building height. In residential zones, any increase in the building height above the maximum in
the base zone will requitre that the sttucture be set back from the perimeter of the site a distance of
at least 1-1/2 times the height of the building.

No increase in building height is request beyond that allowed by the undetlying zones. This standard is met.

4. Structure setback provisions:

No exceptions to the applicable base zone setback standards are requested. All buildings within the proposed A+O
Apartments Planned Development will be required to meet all applicable setback and building separation standards
of the underlying zones and of the Uniform Building Code and Fire Code. No garage entrances will enter onto SW
Oak Street. Both parking garages will have entrances internal to the site. This standard is met.

5. Other provisions of the base zone. All other provisions of the base zone shall apply except as
modified by this chapter.

No exceptions are requested to any other standards of the base MUE-1 and MUR-1 zoning districts. This standard
is met.

18.350.070 Detailed Development Plan Approval Criteria
A detailed development plan may be approved only if all the following criteria ate met:
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A. The detailed plan is generally consistent with the concept plan.

According to the applicant’s narrative, the proposed detailed development plan has been designed to be completely
consistent with the concept plan, except for providing additional details on how the site is to be developed. No
changes to the residential densities, amounts of open space and landscaping, land usage; effects upon
environmentally sensitive areas or hazardous areas; or the proposed pattern of development are proposed. This
critetion is met.

B. All the provisions of the land division provisions, Chapters 18.420, Partitions, and 18.430,
Subdivisions, shall be met if applicable;

No land division is proposed. Therefore, the provisions of Chapters 18.420 and 18.430 are not applicable to the
proposed final development plan. This criterion is met.

C. Except as noted, the provisions of the following chapters shall be utilized as guidelines. A planned
development need not meet these requirements where a development plan provides alternative
designs and methods, if acceptable to the commission that promotes the putpose of this chapter.
In each case, the applicant must provide findings to justify the modification of the standards in the
chapters listed below. The applicant shall respond to all the applicable criteria of each chapter as
part of these findings and clearly identify where their proposal is seeking a modification to the
strict application of the standards. For those chapters not specifically exempted, the applicant
bears the burden of fully complying with those standards, unless a variance or adjustment has been
requested.

2. Chapter 18.705, Access, Egress and Circulation. The commission may grant an exception to the
access standards, upon a demonstration by a professional engineer that the resulting access will
not be detrimental to the public safety considering emergency vehicle needs, and provisions are
provided for all modes of transportation using the site (vehicles, bicycles, pedestrians, and transit).

No exception to the applicable access, egress and circulation standards is requested.

3. Chapter 18.715, Density Computation and Limitations. Unless authorized below, density shall be
governed by the density established in the undetlying zoning district, using the minimum lot size
established for that district. Where a project site encompasses more than one underlying zoning
district, density shall be aggregated for each district, and may be allocated anywhere within the
project site, as deemed appropriate by the commission.

No density bonus is requested.

4. Chapter 18.745, Landscaping and Screening. The commission may grant an exception to the
landscape requirements of this title upon a finding that the overall landscape plan was prepared by
a licensed landscape architect, provides for 20% of the net site atea to be professionally landscaped,
and meets the intent of the specific standard being modified.

No exception to the applicable minimum landscaping requirements is requested.

5. Chapter 18.765, Off-Street Patking and Loading Requirements. The commission may grant an
exception to the off-street parking dimensional and minimum number of space requirements in the
applicable zone if:

a. The minimum number of parking spaces is not reduced by more than 10% of the required
parking; and

An exception to the minimum required on-site parking space standard is requested to allow the proposed A+O
Apattments to be served by 278 on-site parking spaces rather than the 306 on-site spaces which normally would be
required for this type and size of development. The requested 28 fewer parking spaces would represent a 9.1 percent
reduction from the normally requited amount of on-site parking. Criterion (a) is met.
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b. The application is for a use designed for a specific purpose which is intended to be permanent in
nature, e.g., a nursing home, and which has a low demand for off-street parking; or

The proposed mix of apartment units in the project with a relatively high number of smaller unit types (64 studios and 98
1-bedroom units) and the absence of larger dwelling units should result in fewer residents per dwelling unit than would
be typically expected in a suburban multi-family project. Therefore, it is reasonable to anticipate that the lesser number of
residents per unit would translate to a lesser demand for on-site parking spaces as compared to a typical suburban multi-
family development. The applicant argues that the City of Tigard’s minimum parking space standard is oriented more to
the demand for patking spaces for a typical multi-family project with larger dwelling units than is currently proposed.
Critetion (b) is met.

c. There is an opportunity for sharing parking and there is written evidence that the property
owners are willing to enter into a legal agreement; ot

The applicant has not identified any opportunities for shared parking.

d. Public transportation is available to the site, and reducing the standards will not adversely affect
adjoining uses; or

According to the applicant’s narrative, the site is relatively well served by transit as is reported and detailed in Impact
Assessment Report F. A portion of the site is located within one-quarter mile of several transit stops. This is illustrated
by the Transit Availability Map in that report which shows one-quarter mile radii from the closest transit stops to the site
at: 1) the west side of SW Greenburg Road at the entrance to the Washington Square shopping center; and 2) at the
intersection of SW Hall Boulevard and SW Locust Street. The TriMet Trip Planner service provided on TriMet’s website
says that there currently are three transit stops within one-half mile walking distance of the SW 8900 SW Oak Street
within the site for TriMet Bus Route 43 on Hall Boulevard or SW' Locust Street. The TriMet Trip Planner indicates that
there are three transit stops within six-tenths of a mile walking distance for TtiMet Bus Routes 76 and 78 on SW
Greenburg Road. Maps of these routes and basic schedules are included in the Impact Assessment report. The proximity
of the site to these bus transit stops and the frequency of transit service means that good public transportation service
will be available to serve the proposed multi-family development.

However, staff finds that the availability of transit may not be sufficient to ensure its use. In considering the parking
exemption and the potential for mitigating the adverse effects on adjoining uses, staff recommends the applicant
provide a walkability and ridership audit that ensures the plan maximizes methods to promote walkability and transit
ridership within a quarter mile of the subject site, including but not limited to measures identified in TriMet’s
comment letter dated December 4, 2014.

e. There is a community interest in the presetvation of particular natural features of the site which
make it in the public interest to grant an exception to patking standards.

The request for the reduction in the number of required parking spaces derives from efforts to minimize the amount of
wetland atea needed to be filled to provide on-site parking. Multiple attempts were made to lay out the site plan to
provide all of the normally required parking on-site without providing on-street parking. All such alternative plans would
have required additional wetland filling and/or increased building heights to provide additional parking. Additional
wetland filling would not have been in the public’s interests in preserving this existing resoutce area. Criterion (e) is met.

FINDING:  The proposed 9.1% (28 spaces) exception to the minimum parking requirement is less than 10%
allowed. The proposed mix of studio and one bedroom units and the availability of nearby transit can reasonably be
expected to lower the demand for on-site parking. It is in the public interest to preserve wetlands to the south of
the development site (Wetland A). Therefore, the commission may grant an exception to the off-street parking
dimensional and minimum number of space requirements in the applicable zone. However, staff finds that the
availability of transit may not be sufficient to ensure its use and recommends the following condition of approval:

CONDITION: The applicant shall provide a walkability and ridership audit that ensures the plan maximizes
methods to promote walkability and transit ridership within a quatter mile of the subject site,
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including but not limited to measures identified in TriMet’s comment letter dated December 4,
2014.

6. Chapter 18.780, Signs. The commission may grant an exception to the sign dimensional
requitements in the applicable zone.

No exception to the dimensional standards for signs is requested.

7. Chapter 18.795, Visual Clearance Areas. The commission may grant an exception to the visual
clearance requirements, when adequate sight distance is ot can be met;

No exception to the vision clearance requirements is requested.

8. Chapter 18.810, Street and Utility Improvements, Sections 18.810.040, Blocks, and 18.810.060,
Lots. Deviations from street standards shall be made on a limited basis, and nothing in this section
shall obligate the city engineer to grant an exception, The commission has the authority to reject
an exception request. The commission can only grant an exception to street sanctions if it is
sanctioned by the city engineer. The city engineer may determine that certain exceptions to the
street and utility standards are permissible when it can be shown that:

An exception to the public street improvement standards is requested to allow a narrower than the normal WSRC
Plan minor collector street.

TDC Section 18.630.100 states the recommended roadway functional classification map and street cross-sections in
the Washington Square Regional Center (WSRC) Plan shall govern the improvement and construction of major
streets within the WSRC Plan District. The WSRC Plan calls for a minor collector section along SW Oak Street
which includes 43.5-feet from centerline right-of way and a 29.5-feet from centetline paved width (5.5-foot half
center lane, 11-foot travel lane, 5-foot bike lane, 8-foot parking).

The applicant proposes a modified minor collector section for this street to provide 40-feet from centerline
collector street right-of-way, and 26-feet of pavement from centetline to cutb (12-foot travel lane, 6-foot bike lane,
8-foot parallel parking). The 3.5-foot reduction in the street width is the result of removing the center lane in the
street section (subtract the 5.5-foot half center lane) and widening the travel lane (add 2-feet to travel lane). A
supplemental memo to the Transportation Impact Study addressing turn lane watrants is included in report C in the
Impact Assessment portion of the applicant’s submittal.

The City Engineer agrees with the applicant’s assertion that the center tutn lane is not warranted but has determined an
alternative design will better serve multimodal transportation options: the SW Oak Street half section will 40 feet from
center line and include a 20-foot paved width with a 12-foot travel lane and 8 feet of on-street parking, an 8 foot LIDA
planter and a 12-foot wide sepatated bike/ped path.

a. Public safety will not be compromised; and

The Washington Square Regional Center (WSRC) description refers specifically to improving accessibility to the
Lincoln Center commercial district. Not having a left-turn along the site frontage does not impact the ability to
provide multimodal access into the office/commercial uses. The WSRC also highlights improving access to
residential areas specifically for pedestrians and cyclists with autos as a secondary consideration (“as well.”) and the
need for traffic management techniques to protect neighborhood streets. The proposed design helps accomplish
these objectives by: 1) Removal of center left-turn lane reduces north-south pedestrian crossing distance/exposure;
2) Narrower cross section reduces potential traffic speeding issues through mote compact environment and reduces
appearance of a wide street that might otherwise encourage cut-through traffic; and 3) still accommodates on-street

patking and sidewalks.

SW Oak Street is currently posted with 25 MPH speed signs. This speed will help keep travel on the street safe with
on-street parking. This criterion is met.
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b. In the case of public streets, maintenance costs will not be greater than with a conforming
design; and

Maintenance costs would not be anticipated to be increased due to the reduced right-of-way and street width that
are requested. The reduced 3.5-feet of pavement width would require less street sweeping and pavement
ovetlay/maintenance in the future. This ctiterion is met.

c. The design will improve stormwater conveyance either by reducing the rate or amount of
runoff from present standards ot increasing the amount of pollutant treatment.

The reduced pavement width will also decrease the impervious surface which will reduce stormwater runoff from
Oak Street. The proposed planter strip width will provide area for LIDA-facilities (stormwater planters, swales) that
can provide stormwater quality treatment for the impervious area within the public tight-of-way. In addition, the
narrower right-of-way allows the proposed development to be constructed further north, reducing impacts to
wetlands located to the south of the site. This critetion is met.

FINDING: The city engineer has determined that the applicant’s proposed exception to the street standards
is not permissible. Instead, the City Engineer adopts a revised section for SW Oak Street 40 feet from center line
including a 20-foot paved width with a 12-foot travel lane and 8 feet of on-street parking, an 8 foot LIDA planter and a
12-foot wide separated bike/ped path.

For those chapters not specifically exempted under the planned development chapter, the applicant bears
the burden of fully complying with those standards, unless a variance or adjustment has been requested.
The following standards apply to the proposed planned development.

18.520 COMMERCIAL ZONING DISTRICTS

B. Use table. A list of permitted, restricted, conditional and prohibited uses in commercial zones is
presented in Table 18.520.1.

The western portion of the site is zoned MUE-1 and the eastern portion of the site is zoned MUR-1, as illustrated on the
Existing Conditions/Site Assessment Plan, Sheet P1.1.

Table 18.520.1 of the Community Development Code lists use types that are permitted, restricted, conditional, and
prohibited in the various commercial zoning districts in the City of Tigard. Household living is listed as a permitted use
in both the MUE-1 and MUR-1 districts in this table, with a footnote which says that all permitted and conditional uses
may be subject to special development standards of Section 18.630. The proposed multi-family residential use is
considered a Household Living use type, and thus is permitted in both zoning districts applied to the site.

18.520.040 Development Standards
A. Compliance required. All development must comply with:
1. All of the applicable development standards contained in the underlying zoning district, except
where the applicant has obtained variances or adjustments in accordance with Chapter 18.370;
2. All other applicable standards and requirements contained in this title.

Any development standards of Section 18.630 which are applicable to the proposed uses of this site are addressed below
in the responses to the standards of Section 18.630. The staff report otherwise ensures compliance with all other
applicable standards and requirements contained in this title. This standard is met.

B. Development standards. Development standards in commesrcial zoning districts are contained in Table
18.520.2 below:

MUE-1 Standard Proposed
Minimum lot size: None 10.85 acres total site area

(4.44 acres apartment development site)
Minimum lot width: None 693.5-feet min. total site width
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Minimum/maximum setbacks:

Minimum front yard: 0 10.5-teet (Buildings B and C)
Maximum front yard setback: 20 feet 10.5-feet (Buildings B and C)
Minimum side yard: 0 28-feet (Building A west side)
Minimum rear yard: 0 over 300-feet to south propetty line
Minimum building height: 2 stories 4-stories

Maximum building height: 200 feet 53-feet

Maximum site coverage: 85% 75% of total apartment site
Minimum landscape requirement: 15% 25% of total apartment site

Minimum density: 50 d.u./net acre 53.1 d.u./net acte total
Maximum density None 53.1 d.u. /net acre total
MUR-1
Minimum lot size: None 10.85-acres total site area
(4.44 acres apartment development site)
Minimum lot width: None 693.5-feet min. total site width
Minimum/maximum setbacks:
Minimum front yard: 0 6.9-feet Building D stair tower)
Mazximum front yard setback: 20 feet 11.2-feet (remainder of Building D face)
Minimum side yard: 0 15-feet (Building D east side)
Minimum rear yard: 0 over 300-feet to south
Minimum building height: 2 stories 4 stories
Maximum building height: 75 feet 53-feet
Maximum site coverage: 80% 75% of total apartment site
Minimum landscape requirement™: 15% 20% of total apartment site

Minimum density:
Maximum density

50 d.u./net acre
None

53.1 d.u./acre total
53.1 d.u./acre total

FINDING:  Table 18.520.2 above, shows that the proposed development plans are consistent with the applicable
development standards in the MUR-1 and MUE-1 zoning districts. The applicant has not applied for any variances or
adjustments in accordance with Chapter 18.370. All other applicable standards and requirements contained in this title
are addressed further in this staff report. The applicable commercial development standards are met.

18.630 WASHINGTON SQUARE REGIONAL CENTER PLAN DISTRICT

18.630.010 Purpose and Applicability

A. Purpose.

1. This chapter will implement the vision, concepts and principles contained in the Washington Square
Regional Center Plan, and the recommendations contained in the Phase II Implementation Plan
Summary Repott, prepared by a task force appointed by the City of Tigatd.

2. Metro’s Regional Utban Growth Management Functional Plan tatget growth capacity for the
Washington Square regional center will be met by permitting mixed use development within the regional
center at densities appropriate for an urban center.

3. A mixed use regional center will contain a variety of districts that vary in scale, predominant use, and
character. Distinct districts, connected to each other and to the rest of the region by a multi-modal
transpottation system, will provide a range of working, living and shopping opportunities.

4. Improved multi-modal transportation links, higher densities, variety of land uses, and enhanced
environmental qualities will all contribute to create a desirable, livable community in the face of dramatic
population and employment growth.

5. New mixed-use zoning districts, along with existing residential zoning districts in established areas, are
appropriate for the regional center.

B. Design principles. Design standards for public street improvements and for new development and
renovation projects have been prepared for the Washington Square Regional Center Plan District. These
design standards address several important guiding principles adopted for the Washington Square

CPA2014-00002; PDR2014-00003/ SDR2014-00004; SLR2014-00002 — A+Q APARTMENTS PAGE 27 OF 56



Regional Center Plan District, including creating a high-quality mixed use area, providing a convenient
pedestrian and bikeway system, and utilizing streetscape to create a high quality image for the area.

C. Development conformance. All new developments, including remodeling and renovation projects
resulting in new non-single-family residential uses, are expected to contribute to the character and quality
of the area. In addition to meeting the design standards desctibed below and other development standards
required by the development and building codes, developments will be required to dedicate and improve
public streets, connect to public facilities such as sanitary sewer, water and storm drainage, and
patticipate in funding future transportation and public improvement projects necessary within the
Washington Square Regional Centet.

As reviewed in this staff report, the project meets or has been conditioned to meet the design standards in this Chapter
and other development standards required by the development and building codes and would contribute to the character
and quality of the area. In addition, developments are required to participate in funding future transportation and public
improvement projects necessary within the Washington Square Regional Center. The applicant’s submittal did not
address this provision.

Both public comment and the WSRC plan identify the continuation of SW Lincoln Street through to SW Oak Street as a
critical future transportation infrastructure improvement. Public commenters worry that the limited capacity of SW 90
Avenue will not be able to handle increased traffic generated by the development. The Regional Center Plan identifies
a collector system at Oak-Lincoln-Locust to distribute east/west traffic between Locust and Oak Streets and improve
accessibility to the Lincoln Center commercial district and to improve access to tesidential ateas for bicyclists and
pedestrians, as well as autos.

According to the WSRC plan, District C, Lincoln Center-Ash Creek, is an area “slated for high density office and
residential development. Adjacent to a residential neighborhood, it will be important for this area to provide easy
pedestrian and bicycle access between homes and jobs. A particular goal is to protect the Metzger neighborhood from
impacts of increased traffic, while assuring free-flowing vehicular movement throughout the district.” In addition,
“Metro has established goals for the region to reduce the number of ttips by auto relative to those made by transit,
pedestrian and bike travel. Pedestrian and bike facilities developed in concert with new housing and offices will be a step
toward achieving theses regional goals.”

The applicant’s traffic analysis concludes that intersections remain functional with the development’s added traffic, but
does recommend improvements to the SW Oak and 90th Avenue intersection. However, it does not satisfactorily address
the additional traffic on SW 90t a 50-foot local street, as the primary route north to SW Locust for southbound
Greenburg/Hwy 217 trips originating from the proposed development.

To meet required participation in funding future transportation and public improvements projects (subject to rough
proportionality) the applicant could consider, for example, a range of improvements associated with Lincoln Street such
as providing a full street dedication and improvements from Oak Street to Lincoln, full dedication of the right of way
with a constructed bike/ped path, ot a constructed bike/ped path within a bike/ped easement.

The applicant shall submit a revised development plan to meet required participation in funding future  transportation
and public improvements projects, such as the SW Lincoln Street extension, subject to rough proportionality.

18.630.020 Development Standards

A. Compliance required. All development must comply with:

1. All applicable development standards contained in the underlying zoning district, except whete the applicant
has obtained vatiances or adjustments in accordance with Chapter 18.370 and subsections C through E of this
section;

2. All other applicable standards and requirements contained in this title.

Development standards of Section 18.630 which are applicable to the proposed uses of this site are addressed below in
the responses to the standards of Section 18.630. The staff report otherwise ensures compliance with all other applicable
standards and requirements contained in this title. This standard is met.
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18.630.040 Street Connectivity

A. Purpose. The standards provide a way for creating continuity and connectivity within the Washington
Square regional center (WSRC). They provide incremental street and accessway development that is
consistent with WSRC needs and regional and state planning principles for connectivity. The ptimary
objective is to create a balanced, connected transportation system that distributes trips within the WSRC on a
variety of streets.

B. Demonstration of standards. All development must demonstrate how one of the following standard
options will be met. Variance of these standards may be approved per the requitements of Section 18.370.010
where topography, batriers such as railroads or freeways, or environmental constraints such as major streams
and rivers prevent street extensions and connections.

1. Design option.

a. Local street spacing shall provide public street connections at intetvals of no more than 530 feet.

b. Bike and pedestrian connections on public easements or right-of-way shall be provided at intetvals of no
more than 330 feet.

2. Performance option.

a. Local street spacing shall occur at intervals of no less than eight street intersections per mile.

b. The shortest vehicle trip over public streets from a major building entrance to a collector or greater facility
is no more than twice the straight-line distance.

c. The shortest pedesttian trip on public tight-of-way from a major building entrance to a collector or greater
facility is no mote than 1-1/2 the straight-line distance.

‘The site of the proposed development is located on the south side of SW Oak Street. Ash Creek and its associated
floodplain and wetlands are located on and to the south of the subject site, with Oregon State Highway 217 — a
controlled access highway- located further to the south. These existing conditions make the development of further
streets to the south impracticable. Local streets to the north include SW 90th Avenue ditectly to the north, SW 87th
Avenue to the east, and the planned intersection with the SW Lincoln Street to the west. SW Oak Street in front of the
subject site is designated a collector street. All of the proposed buildings will have major entrances within 100 feet of
SW Oak Street. This standard is met.

18.630.050 Site Design Standards

Compliance. All development must meet the following site design standards. If a parcel is one acre or
larger a phased development plan may be approved demonstrating how these standards for the overall
parcel can be met. Variance to these standards may be granted if the criteria found in Section
18.370.010.C.2, governing ctiteria for granting a variance, is satisfied.

A. Building placement on major and minor arterials.

1. Purpose. Architecture helps define the character and quality of a street and can make a strong
statement about the overall community and city at large. The placement and design of buildings
provides the framework for the streetscape and defines the edges of the public right-of-way.
Architecture and ground floor uses can activate the street, either by its design presence or by those
who come and go from it. At intersections, investing in building frontages can create gateways and
special places that add to the character of the area.

2. Standard. Buildings shall occupy a minimum of 50% of all street frontages along major and minor
arterial streets. Buildings shall be located at public street intersections on major and minor arterial
streets.

The site fronts only on SW Oak Street. SW Oak Street is a collector (minor arterial). Buildings B, C, and D occupy
approximately 66% of the frontage. This standard is met.

B. Building setback.
1. Purpose. Buildings and investment in architecture is most conspicuous when it is visible from the

street. The presence of buildings closely sited at the edge of the right-of-way cteates an envelope
for the street and a sense of permanence.

2. Standard. The minimum and maximum building setback from public street rights-of-way shall be in
accordance with Table 18.520.2.
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As addressed above under the Section 18.520, the front yard setbacks from SW Oak Street are met.

C. Front yard setback design.

1. Purpose. The front yatd is the most conspicuous face of a building and requires special attention.
Places for people and pedesttian movement helps create an active and safer street. Higher level of
landscape anticipates a more immediate visual tesult.

2. Standard. For setbacks greater than 0 feet, landscaping, an arcade, or a hard-surfaced expansion of
the pedestrian path must be provided between a structure and a public street or accessway. If a
building abuts more than one street, the required improvements shall be provided on all streets.
Landscaping shall be developed to the applicable standard in subsection E of this section. Hard-
surfaced areas shall be constructed with scored concrete or modular paving materials. Benches and
other street furnishings are encouraged. These areas shall contribute to the minimum landscaping
requirement per 18.520.040.B and Table 18.520.2.

The front yatd area between the sidewalk along SW Oak Street and the fronts of proposed buildings B, C and D
and parking areas to the sides of buildings will be landscaped with a combination of lawn, planter beds, and trees
which will enhance the pedestrian environment along SW Oak Street. This standard is met.

D. Walkway connection to building entrances.

1. Purpose. As density increases and employee and resident populations increase, it is expected that
more people will move between businesses within the WSRC. Provisions should be made to
encourage people to walk from business to business, and housing to business rather than use
automobiles.

2. Standatd. A walkway connection is required between a building’s entrance and a public street or
accessway. This walkway must be at least six feet wide and be paved with scored concrete ot
modular paving materials. Building entrances at a corner adjacent to a public street intersection are
required. These areas shall contribute to the minimum landscaping requirement per 18.520.040.B
and Table 18.520.2.

According to the applicant’s narrative and plans, all building entrances will be connected to the public sidewalk
along SW Oak Street by a network of internal site sidewalks. All private sidewalks between the building entrances
and SW Oak Street sidewalk will be at least six feet wide and constructed of concrete. This standard is met.

E. Parking location and landscape design.

1. Purpose. The emphasis on pedestrian access and a high quality streetscape experience requires that
private parking lots that abut public streets should not be the predominant street feature. Where
parking does abut public streets, high quality landscaping should screen parking from adjacent
pedestrian areas.

2. Standard. Parking for buildings or phases adjacent to public street rights-of-way must be located to
the side or rear of newly constructed buildings. When buildings or phases are adjacent to mote
than one public street, ptimary street(s) shall be identified by the city where this requirement
applies. In general, streets with higher functional classification will be identified as primary streets
unless specific design or access factors favor another street. If located on the side, parking is
limited to 50% of the primary street frontage. When abutting public streets, parking must be
behind a landscaped atea constructed to an L-1 parking lot screen standard. The minimum depth
of the L-1 landscaped area is eight feet or is equal to the adjacent building setback, whichever is
greater. All other site landscaping shall be landscaped to an L-2 general landscaping standard. The
L-1 and L-2 standatds are more fully described in Section 18.630.090. (Ord. 12-09 § 1)

Accotding to the applicant’s narrative and plan set, all parking areas on the project will be located to the sides or
rear of proposed buildings, or within first level parking garages of buildings A and D. Parking areas to the sides of
buildings ate no further forward than even with the adjacent front building elevation. Parking areas adjacent to
buildings along SW Oak Street are will be screened by landscaped areas which include low level screening plant
materials consistent with the L-1 parking area screening and planting size standards. All planting areas between
parking areas and SW Oak Street are at least 10-feet deep, except whete reduced to accommodate required patios
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for ground level dwelling units. All other site landscaping will be provided at sizes consistent with the 1.-2 planting
standard.

However, the applicant states that “landscape materials in these areas will need to be kept trimmed to allow for clear
vision areas at the intersections of these driveways with SW Oak Street.” According to the Preliminary Landscape
Plan (Sheet L1.2) Blue Oat Grass and Kinnikinnick are specified. Pursuant to 18.630.090, Landscaping and
Screening, within these landscaped areas “I-1 trees shall be considered patking lot trees and spaced between 30 and
40 feet on center within the setback. All L-1 trees shall be a minimum of 3'2-inch caliper at the time of planting,
Shrubs shall be of a variety that will provide a three-foot high screen and a 90% opacity within one year.
Groundcover plants must fully cover the remainder of landscape atea within two years.” Visual Clearance Areas
require 3-8 foot clear and allow trees. This standard is not met.

The applicant shall submit a revised landscape plan showing the L-1 areas between Buildings B and C, and between
C and D are consistent with L-1 standards.

18.630.060 Building Design Standards

All new buildings constructed in the MUC, MUE and MUR zones within the WSRC shall comply with the
following design standards. Variance to these standards may be granted if the critetia found in
18.370.010.C.2, criteria for granting a variance, is satisfied.

A. Ground floor windows.

1. Purpose. Blank walls along the street frontage tend to be neglected, and ate not pedestrian friendly.
Windows help keep “eyes on the street” which promotes safety and secutity, and can help create a
lively street frontage by displaying activities and products within the building. Lighting at night
from ground floor windows also adds to the presence of activity and the sense that someone is
home.

2. Standard. All street-facing elevations within the building setback (0 to 10 feet) along public streets
shall include a minimum of 50% of the ground floor wall area with windows, display areas or
doorway openings. The ground floor wall area shall be measured from three feet above grade to
nine feet above grade the entire width of the street-facing elevation. The ground floor window
requirement shall be met within the ground floor wall area and for glass doorway openings to
ground level. Up to 50% of the ground floor window requirement may be met on an adjoining
elevation as long as the entire requirement is located at a building corner.

According to the applicant’s narrative, only building D will have a portion of its front building face along SW Oak
Street located within 10-feet of the street property line — and that is the stair tower which will be set back 6.5 feet.
The front building elevations of buildings B, C, and D will all be located between 10 feet and 11.2 feet back of the
street propetty line. Nevertheless, measuted between three feet and nine feet above grade, buildings B and C will
provide a minimum of 50% of their ground floor wall areas with windows and doorway openings at these distances
which ate just beyond 10-feet — so technically they are not subject to this standard. Buildings A and D are set back
more than 10 feet; therefore, these building are not requited to satisfy this standard. This standard is met.

B. Building facades.

1. Purpose. Straight, continuous, unarticulated walls lack interest, character and personality. The
standard provides minimum critetia for creating a diverse and interesting streetscape.

2. Standard. Fagades that face a public street shall extend no mote than 50 feet without providing at
least one of the following features: (a) a variation in building materials; (b) a building off-set of at
least one foot; (c) a wall area that is entitely separated from other wall ateas by a projection, such as
an atcade; ot (d) by another design features that reflect the building’s structural system. No
building fagade shall extend for more than 300 feet without a pedestrian connection between ot
through the building.

According to the applicant’s narrative, all facades that face a public street provide at least one of the variations listed
in the standard at intetvals of no less than every 50 feet along the facade. None of the proposed buildings will
exceed a length of 205 feet; therefore, the pedestrian connection through a building standard is not applicable to any
of the proposed buildings. This standard is met.

CPA2014-00002/PDR2014-00003/ SDR2014-00004,/SLR2014-00002 — A+O APARTMENTS PAGE 31 OF 56



C. Weather protection,

1. Purpose. Weather protection is encouraged to cteate a better year-round pedestrian environment and
to provide incentive for people to walk rather than drive.

2. Standard. Weather protection for pedestrians, such as awnings, canopies, and arcades, shall be
provided at building entrances. Weather protection is encouraged along building frontages
abutting a public sidewalk ot a hard-surfaced expansion of a sidewalk, and along building
frontages between a building entrance and a public street or accessway.

Weather protection is provided at all entrances to the buildings through the use of overhangs or canopies as shown
on the building elevations plans. This standard is met.

D. Building materials.
1. Purpose. High quality construction and building materials suggest a level of permanence and
stature appropriate to a regional center.
2. Standard. Plain concrete block, plain concrete, corrugated metal, plywood, sheet press boatd or vinyl
siding may not be used as exterior finish materials. Foundation material may be plain concrete ot
plain concrete block where the foundation material is not revealed for more than two feet.

The project does not use materials listed above in the standard as prohibited extetior finish materials. Plain concrete
is used as a foundation material, but the plain concrete will not be revealed for more than two feet. Proposed
building materials will include Hardie board, Hardie panels, and vertical metal panels. Deck and patio railings will be
constructed of acrylic or metal, as identified on Sheet A3.10. This standard is met.

E. Roofs and roof lines.

1. Purpose. Roof line systems that blur the line between the roof and the walls of buildings should be
avoided. This standard simply states that roofing materials should be used on the roof and that wall
finish materials should be use on building walls. The premise is that future buildings in the WSRC
should have a look of petmanence and quality.

2. Standard. Except in the case of a building entrance feature, roofs shall be designed as an extension
of the ptimary materials used for the building and should respect the building’s structural system
and architectural style. False fronts and false roofs are not permitted.

The materials of roofs and roof lines are different from the materials used on the building elevations so as to avoid
blurring the distinction between the roof and walls as required by the standard. This standard is met.

F. Roof-mounted equipment.

1. Putpose. Roof top equipment, if not screened properly, can detract from views of adjacent
properties. Also roofs and roof mounted equipment can be the predominant view where buildings
are down slope from public streets.

2. Standard. All roof-mounted equipment must be screened from view from adjacent public streets.
Satellite dishes and other communication equipment must be set back ot positioned on a roof so
that exposure from adjacent public streets is minimized. Solar heating panels ate exempt from this
standard.

According to the applicant’s narrative, all roof-mounted equipment is screened from the view of adjacent public
streets. This standard is met.

18.630.070 Signs
A. Sign standards. In addition to the requirements of Chapter 18.780 of the Development Code the
following standards shall be met:

1. Zoning district regulations. Residential only developments within the MUC, MUE and MUR zones
shall meet the sign requitements for the R-40 zone, 18.780.130.B; nonresidential developments
within the MUC zone shall meet the sign requitements for the commercial zones, 18.780.130.C;
nonresidential development within the MUE zone shall meet the sign requitements of the C-P
zone, 18.780.130.D and nonresidential development within the MUR zones shall meet the sign
requirements of the C-N zone, 18.780.130.E.
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2. Sign area limits. The maximum sign area limits found in Section 18.780.130 shall not be exceeded.
No area limit increases will be permitted.

3. Height limits. The maximum height limit for all signs except wall signs shall be 10 feet. Wall signs
shall not extend above the roofline of the wall on which the sign is located. No height increases will
be permitted.

4. Sign location. Freestanding signs within the Washington Square regional center shall not be
permitted within required L-1 landscape areas.

According to the applicant’s natrative, an integral wall sign is provided on the west elevation of building C at the
building’s corner near SW Oak Street. The area of the western building face is 2,388 square foot. The area of the
proposed sign is 143 square feet, or less than 6 percent of the total wall face. The sign area does not exceed 15% of
the area of the building face on which it is mounted and will not extend above the building’s roofline. To verify
these specifications meet the applicable sign standards a sign application will be required prior to installation of any
signage. This standard is met.

18.630.090 Landscaping and Screening

Applicable levels. Two levels of landscaping and screening standatds ate applicable. The locations where

the landscaping ot screening is required and the depth of the landscaping or screening are defined in

other subsections of this section. These standards are minimum requirements. Higher standards may be
substituted as long as all height limitations are met.

A. L-1 parking lot screen. The L-1 standard applies to setbacks on public streets. The L-1 standard is in
addition to other standards in other chapters of this title. The setback shall be a minimum of eight feet
between the patking lot and a public street. L-1 trees shall be considered patking lot trees and spaced
between 30 and 40 feet on center within the setback. All L-1 trees shall be a minimum of 3%-inch
caliper at the time of planting. Shrubs shall be of a variety that will provide a three-foot high screen and
a 90% opacity within one yeat. Groundcover plants must fully cover the remainder of landscape area
within two years.

B. L-2 general landscaping. The L-2 standard applies to all other trees and shrubs required by this chapter
and Chapter 18.745 (except those required for the L-1 parking lot scteen). For trees and shrubs
required by Chapter 18.745, the L-2 standard is an additional standard. All L-2 trees shall be 2%2-inch
caliper at the time of planting. Shrubs shall be of a size and quality to achieve the required landscaping
or screening effect within two years.

These landscape standards apply to the areas adjacent to SW Oak Street between Buildings B and C, and between C and
D. As reviewed above, the applicant has not met the standard for L-1 and has been conditioned to meet it.

FINDING: The Washington Square Regional Center Plan District standatds are not all met but can be met with
the following conditions of approval.

CONDITIONS: The applicant shall submit a revised development plan to meet requited participation in funding
future transportation and public improvements projects, such as the SW Lincoln Street
extension, subject to rough proportionality, a recommendation by the Planning Commission and
approval by the City Council.

The applicant shall submit a revised landscape plan showing the L-1 areas between Buildings
B and C, and between C and D are consistent with -1 standards.

18.705 ACCESS, EGRESS, AND CIRCULATION

18.705.020 Applicability of Provisions
A. When provisions apply. The provisions of this chapter shall apply to all development including the
construction of new structures, the remodeling of existing structures (see Section 18.360.050), and
to a change of use which increases the on-site parking or loading requitements or which changes
the access requirements.

The proposal is for 215 multi-family units and associated access and parking, which is considered development;
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therefore these standards apply.

18.705.030 General Provisions
D. Public street access. All vehicular access and egress as required in 18.705.030.H and I shall connect
directly with a public or private street approved by the city for public use and shall be maintained at
the required standards on a continuous basis.

As shown in the applicant’s site plan, the three proposed driveways are ditectly connected to SW Oak St. This
standard is met.

F. Required walkway location. On-site pedestrian walkways shall comply with the following standatds:
1. Walkways shall extend from the ground floor entrances or from the ground floor landing of stairs,
ramps, ot elevators of all commercial, institutional, and industrial uses, to the streets which provide
the required access and egress. Walkways shall provide convenient connections between buildings
in multi-building commercial, institutional, and industrial complexes. Unless impractical,
walkways shall be constructed between new and existing developments and neighboting
developments.
2, Within all attached housing (except two-family dwellings) and multifamily developments, each
residential dwelling shall be connected by walkway to the vehicular parking area, and common
open space and recreation facilities.
3. Wherever required walkways cross vehicle access driveways or parking lots, such crossings shall
be designed and located for pedestrian safety. Required walkways shall be physically separated
from motor vehicle traffic and parking by either a minimum six-inch vertical separation (cutbed) ot
a minimum three-foot hotrizontal separation, except that pedesttian crossings of traffic aisles are
permitted for distances no greater than 36 feet if appropriate landscaping, pavement markings, or
contrasting pavement materials are used. Walkways shall be a minimum of four feet in width,
exclusive of vehicle overhangs and obstructions such as mailboxes, benches, bicycle racks, and
sign posts, and shall be in compliance with ADA standards.
4. Required walkways shall be paved with hard surfaced materials such as concrete, asphalt, stone,
brick, other pervious paving surfaces, etc. Any pervious paving surface must be designed and
maintained to remain well-drained. Walkways may be required to be lighted and/or signed as
needed for safety purposes. Soft-surfaced public use pathways may be provided only if such
pathways are provided in addition to required pathways.

As shown in the Preliminary Site Plan (Sheet P2.0) walkways will connect from all primary (and secondaty) multi-
family building entrances to the parking areas and common open spaces and facilities planned to setve the project.
Primary crossings of driveway aisles will be matked by paint or contrasting pavement. These standards are met.

H. Access management.
1. An access report shall be submitted with all new development proposals which verifies design of

driveways and streets ate safe by meeting adequate stacking needs, sight distance and deceleration
standards as set by ODOT, Washington County, the city and AASHTO (depending on jurisdiction
of facility).

Three driveways along Oak Street will provide access to the site. The application includes a pteliminaty sight
distance analysis concluding that, with certain improvements at the SW 90 Street intersection, adequate sight
distance is available at the site accesses. It appears that this standard can be met, but sight distance will need to be
vetified at final design and after construction to verify that no changes have been made ot objects added that would
obscure visibility.

Prior to any work on site, the applicant’s engineer shall submit a preliminary access repott to City engineering staff
which verifies design of driveways and streets to be used by site traffic are safe by meeting adequate stacking needs,
sight distance and deceleration standards as set by the City and AASHTO.

Upon completion of the improvements, the applicant’s engineer shall submit a final access report to City
engineeting staff which verifies design of driveways and streets to be used by site traffic are safe by meeting
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adequate stacking needs, sight distance and deceleration standards as set by the City and AASHTO. The applicant
shall obtain approval of this report prior to final inspection.

2. Driveways shall not be permitted to be placed in the influence area of collector or arterial street
intersections. Influence area of intersections is that area where queues of traffic commonly form on
approach to an intersection. The minimum driveway setback from a collector or arterial street
intersection shall be 150 feet, measured from the right-of-way line of the intetsecting street to the
throat of the proposed driveway. The setback may be greater depending upon the influence area, as
determined from city engineer review of a traffic impact report submitted by the applicant’s traffic
engineer. In a case where a project has less than 150 feet of street frontage, the applicant must
explore any option for shared access with the adjacent parcel. If shared access is not possible ot
practical, the driveway shall be placed as far from the intersection as possible.

The driveways are more than 150 feet from and outside the influence area any collector or arterial street. This
standard is met.

3. The minimum spacing of driveways and streets along a collector shall be 200 feet. The minimum
spacing of driveways and streets along an arterial shall be 600 feet.
4. The minimum spacing of local streets along a local street shall be 125 feet.

SW Oak Street is a collector requiting a minimum spacing of 200 feet. Two of the proposed dtiveways are separated
by 200 feet and the other driveway spacing is 290 feet. The standard is met.

I. Minimum access requitements for residential use.

1. Vehicular access and egress for single-family, duplex or attached single-family dwelling units on
individual lots and multifamily residential uses shall not be less than as provided in Tables 18.705.1
and 18.705.2.

TABLE 18.705.2
VEHICULAR ACCESS/EGRESS REQUIREMENTS:
MULTIFAMILY RESIDENTIAL USE

Dwelling Units Min. Number of | Min. Access | Min. Pavement Width
Driveways Requited Width
1-2 1 15' 10"
3-19 1 30' 24" if two-way, 15' if one-way: curbs
and 5' walkway required
20-49 1 30 24' if two-way
ot
2 30 15' if one-way: cutbs and 5' walkway
required
50-100 2 30 24' curbs and 5' walkway required

Standards for parking greater than 100 cars is not specified in Table 18.705.2. The proposed three accesses with a
24-foot paved width would provide a level of access similar to that required for the largest development size listed.
The standard is met.

FINDING: Based on the analysis above, the Access, Egtess and Circulation standards are not all met but can
be met through the following conditions of approval:

CONDITIONS: Prior to any work on site, the applicant’s engineer shall submit a preliminary access report to City
engineering staff which verifies design of dtiveways and streets to be used by site traffic are safe
by meeting adequate stacking needs, sight distance and deceleration standatds as set by the City
and AASHTO.
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Upon completion of the improvements, the applicant’s engineer shall submit a final access report
to City engineering staff which verifies design of driveways and streets to be used by site traffic
are safe by meeting adequate stacking needs, sight distance and deceleration standards as set by
the City and AASHTO. The applicant shall obtain approval of this report prior to final

inspection.

18.715 DENSITY COMPUTATIONS

18.715.010 Purpose

The purpose of this chapter is to implement the comprehensive plan by establishing the critetia for
determining the number of dwelling units permitted.

18.715.020 Density Calculation
A. Definition of net development area. Net development area, in acres, shall be determined by
subtracting the following land area(s) from the total site actes:
1. All sensitive land areas:
a. Land within the 100-year floodplain,
b. Land or slopes exceeding 25%,
c. Drainage ways, and
d. Wetlands,
e. Optional: Significant tree groves or habitat areas, as designated on the City of Tigard
“Significant Tree Grove Map” or “Significant Habitat Areas Map”;
2. All land dedicated to the public for patk purposes;
3. All land dedicated for public rights-of-way. When actual information is not available, the
following formulas may be used:
a. Single-family development: allocate 20% of gross acreage,
b. Multifamily development: allocate 15% of gross acreage or deduct the actual private drive
area,
4. All land proposed for private streets; and
5. A lot of at least the size required by the applicable base zoning district, if an existing dwelling is
to remain on the site.

B. Calculating maximum number of residential units. To calculate the maximum number of
residential units per net acre, divide the number of square feet in the net acres by the minimum
number of square feet required for each lot in the applicable zoning district.

C. Calculating minimum number of residential units. As required by Section 18.510.040, the minimum
number of residential units per net acre shall be calculated by multiplying the maximum number of
units determined in subsection B of this section by 80% (0.8).

The project site is zoned with a combination of the MUE-1 (7.88-acres) and MUR-1 (3.4 actes) zoning districts.
Pursuant to Table 18.502.2, the minimum density for both zones is 50 units per net site acte, and no maximum.
Based on the following denslty calculation, a minimum of 205 units are required.

Gross site area 11.17 actes
-Public right-of-way dedication  0.32 acres
Net site area 10.85 actes
Initial net site area 10.85 actes
-Remaining jurisdictional ~ 6.20 acres
wetlands/ floodplain

-Private drive area (drive aisles

required for fire access only) 0.60 acres

Net/Net site area 4.05 acres
Minimum units required 50 units/acre x 4.05 acres =205 units
proposed density 215 units/4.05 acres = 53.1 units/acre
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FINDING:  The proposal is for 215 units, or 53.1 dwelling units per net acre. This exceeds the minimum density
required. This standard is met.

18.725 ENVIRONMENTAL PERFORMACE STANDARDS

These standards require that federal and state environmental laws, rules and regulations be applied to
development within the City of Tigard. Section 18.725.030 (Performance Standards) regulates: Noise, visible
emissions, vibration and odors.

Noise. For the purposes of noise regulation, the provisions of Sections 7.41.130 through 7.40.210 of the Tigard
Municipal Code shall apply.

Visible Emissions. Within the commercial zoning districts and the industrial patk (IP) zoning district, there
shall be no use, operation or activity which results in a stack or other point- source emission, other than an
emission from space heating, or the emission of pure uncombined water (steam) which is visible from a
property line. Department of Environmental Quality (DEQ) rules for visible emissions (340-21-015 and 340-

28-070) apply.

Vibration. No vibration other than that caused by highway vehicles, trains and aircraft is permitted in any
given zoning district which is discetnible without instruments at the property line of the use concemed.

Odors. The emissions of odorous gases ot other matter in such quantities as to be readily detectable at any
point beyond the property line of the use creating the odots is prohibited. DEQ rules for odors (340-028-090)

apply.

Glare and heat. No direct ot sky reflected glare, whether from floodlights or from high temperature processes
such as combustion or welding, which is visible at the lot line shall be permitted, and; 1) there shall be no
emission or transmission of heat or heated ait which is discernible at the lot line of the soutce; and 2) these
regulations shall not apply to signs or floodlights in patking areas or construction equipment at the time of
construction or excavation work otherwise permitted by this title.

Insects and rodents. All materials including wastes shall be stored and all grounds shall be maintained in a
manner which will not attract or aid the propagation of insects or rodents or create a health hazard.

FINDING: The proposal is for multi-family development, which is permitted within the MUR-1 and MUE-1
zones. These Environmental Performance standards will apply to the apartments after construction and
be subject to compliance with the applicable code enforcement provisions.

18.745 LANDSCAPING AND SCREENING

18.745.030 General Provisions

A. Maintenance responsibility. Unless otherwise provided by the lease agreement, the ownet, tenant
and his or her agent, if any, shall be jointly and severally responsible for the ongoing maintenance
of all landscaping and screening used to meet the requirements of this chapter according to
applicable industry standards.

B. Installation requirements. The installation of all landscaping and screening tequired by this
chapter shall be as follows:
1. All landscaping and screening shall be installed according to applicable industry standards;
2. All plants shall be of high grade, and shall meet the size and grading standards of the American

Standards for Nursery Stock (ANSI Z60, 1-2004, and any future revisions); and

3. Alllandscaping and screening shall be installed in accordance with the provisions of this title.

C. Certificate of occupancy. Certificates of occupancy shall not be issued unless the requirements of
this chapter have been met or other arrangements have been made and approved by the city such
as the posting of a bond.

18.745.040 Street Trees
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A. Street trees shall be required as part of the apptoval process for Conditional Use (Type III),
Downtown Design Review (Type II and III), Minor Land Partition (Type II), Planned
Development (Type III), Site Development Review (Type II) and Subdivision (Type II and IIT)
permits.

B. The minimum number of required street trees shall be determined by dividing the linear amount of
street frontage within or adjacent to the site (in feet) by 40 feet. When the result is a fraction, the
minimum number of required street trees shall be determined by rounding to the nearest whole
numbert.

C. Street trees required by this section shall be planted according to the Street Tree Planting
Standards in the Urban Forestry Manual.

D. Street trees required by this section shall be provided adequate soil volumes according to the Street
Ttree Soil Volume Standards in the Utban Forestry Manual.

E. Street trees required by this section shall be planted within the right of way whenever practicable
according to the Street Tree Planting Standards in the Urban Forestry Manual. Street trees may be
planted no mote than 6 feet from the right of way according to the Street Tree Planting Standards
in the Utban Fotestry Manual when planting within the right of way is not practicable.

F. An existing tree may be used to meet the street tree standards provided that:

1. The latgest percentage of the tree trunk immediately above the trunk flare or root buttresses is
either within the subject site or within the right of way immediately adjacent to the subject site;

2. The tree would be permitted as a street tree according to the Street Tree Planting and Soil
Volume Standards in the Urban Forestry Manual if it were newly planted; and

3. The tree is shown as preserved in the Ttree Preservation and Removal site plan (per
18.790.030.A.2), Tree Canopy Cover site plan (per 18.790.030.A.3) and Supplemental Repott (per
18.790.030.A.4) of a concurrent urban forestry plan and is eligible for credit towards the effective
tree canopy cover of the site.

G. In cases where it is not practicable to provide the minimum number of required street trees, the
Ditrector may allow the applicant to remit payment into the Urban Fotestry Fund for tree planting
and early establishment in an amount equivalent to the City’s cost to plant and maintain a street
tree for three (3) years (per the Street Tree Planting Standards in the Urban Fotestry Manual) for
each tree below the minimum required.

As shown in the Landscape Plan (Sheets L1.1/2) the applicant proposes planting of fifteen katsura trees along the
site’s SW QOak Street frontage within planter strips between the curb and sidewalk is in order to provide the required
number of street trees and planting locations consistent with Section 18.745.040. This standard is met.

18.745.050 Buffering and Screening
A. General provisions.

1. It is the intent that these requirements shall provide for privacy and protection and reduce or
eliminate the adverse impacts of visual or noise pollution at a development site, without unduly
interfering with the view from neighboring properties or jeopardizing the safety of pedestrians
and vehicles.

2. Buffering and screening is required to reduce the impacts on adjacent uses which are of a
different type in accordance with the matrices in this chapter (Tables 18.745.1 and 18.745.2). The
owner of each proposed development is tesponsible for the installation and effective
maintenance of buffering and screening. When different uses would be abutting one another
except for separation by a right-of-way, buffering, but not screening, shall be required as
specified in the matrix.

3. In lieu of these standards, a detailed buffer area landscaping and screening plan may be
submitted for the director’s approval as an alternative to the buffer area landscaping and
scteening standards, provided it affords the same degree of buffering and screening as required
by this code.

E. Screening: special provisions.

1. Screening and landscaping of parking and loading areas:
a. Screening of parking and loading areas is required. In no cases shall nonconforming screening of
parking and loading areas (i.e., nonconforming situation) be permitted to become any less
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conforming. Nonconforming screening of patking and loading areas shall be brought into

conformance with the provisions of this chapter as part of the approval process for conditional

use (Type III), downtown design review (Type II and III), planned development (Type III),

and site development review (Type II) permits only. The specifications fot this screening are as

follows:

i. Landscaped parking areas shall include special design features which effectively screen the
parking lot areas from view. These design features may include the use of landscaped
berms, decorative walls and raised planters;

ii. Landscape planters may be used to define or scteen the appearance of off-street parking
areas from the public right-of-way;

iii. Materials to be installed should achieve a balance between low lying and vertical shrubbery
and trees;

iv. All parking areas, including parking spaces and aisles, shall be required to achieve at least
30% tree canopy cover at maturity directly above the parking area in accordance with the
patking lot tree canopy standards in the Utban Forestry Manual.

As indicated in Table 18.745.1, a Type D buffer is required for parking lots with 50+ spaces along the south
petimeter of the propetty. According to Table 18.745.2, a 10-20 foot buffer with a 6 foot hedge, fence, or wall with
trees and shrubs for screening is requited. As shown on the Landscape Plan (Sheets L1.1/2), the applicant proposes
an alternative to the buffer and screening standards to account for the retaining wall and limited space afforded the
project’s proximity to wetlands to the south. The applicant proposes that slats will be added to the proposed 42 inch
high chain link fence atop the retaining wall after a pathway is placed through the wetland (unlikely to occur in the
near future) and before proposed screening trees planted at the base of the retaining wall become an effective
screen on their own. Given the information provided, it is unclear whether the proposed alternative screening plan
would sufficiently reduce or eliminate the adverse impacts of visual pollution created by the elevated parking lot as
seen from the south from other vantage points besides the potential trail. To ensure the alternative screening plan is
sufficient, the applicant shall provide a site line analysis that demonstrates they will be effectively screened from

View.

2. Screening of service facilities. Except for one-family and two-family dwellings, any refuse container or
disposal area and service facilities such as gas meters and air conditioners which would otherwise be
visible from a public street, customer or resident parking area, any public facility or any residential area
shall be scteened from view by placement of a solid wood fence ot masonry wall between five and eight
feet in height. All refuse materials shall be contained within the screened area.

4. Screening of refuse containers. Except for one- and two-family dwellings, any refuse container or refuse
collection area which would be visible from a public street, parking lot, residential or commercial area, or
any public facility such as a school or patk shall be screened ot enclosed from view by placement of a solid
wood fence, masonty wall or evergreen hedge. All refuse shall be contained within the scteened area.

The applicant states that the refuse containers within the project will be screened from views by 6-foot tall CMU
block enclosutes. This standard is met.

FINDING: Based on the analysis above, the Landscaping and Screening standards have not been fully met but
can be met through the following condition of approval.

CONDITION: The applicant shall provide a site line analysis that demonstrates the alternative screening
plan would effectively screen the parking lot as seen from the south.

18.755 MIXED SOLID WASTE AND RECYCIABLE STORAGE

18.755.010 Purpose and Applicability

B. Applicability. The mixed solid waste and source separated recyclable storage standards shall apply to
new multi-unit residential buildings containing five or more units and nonresidential construction that are
subject to full site plan or design review; and are located within urban zones that allow, outright or by
condition, for such uses.
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The applicant proposes using the “franchised hauler review method” method provided for by Code Section
18.755.040.F. The 215-unit multi-family project will be served by two roughly 200 squate foot trash and recycling
enclosures conveniently located for use by all residents. The outdoor trash enclosures will be constructed of split-
faced CMU block, with wood and metal accents. The apartment management company will contract for twice a
week trash and recycling pick-up by Pride Disposal — the franchised hauler serving the area of the site. This method
and frequency of pickup was suggested by representatives of Pride Disposal because of the site constraints posed by
the site’s slope making the location of additional collection facilities impractical and difficult to access by Pride
Disposal’s collection vehicles. A comment letter from Pride Disposal regarding the plans for solid waste collection
and tecycling facilities is enclosed as Impact Assessment Report D.

FINDING: As shown in the analysis above, the proposed mixed solid waste and recycling plan meets the
standard.

18.765 OFF-STREET PARKING AND LOADING REQUIREMENTS
18.765.030 Genetal Provisions

E. Visitor parking in multifamily residential developments. Multi-dwelling units with mote than 10
required patking spaces shall provide an additional 15% of vehicle parking spaces above the minimum
requited for the use of guests of residents of the complex. These spaces shall be centrally located or
distributed throughout the development. Required bicycle parking facilities shall also be centrally located
within or evenly distributed throughout the development.

The applicant has requested parking space exemption of 9.1% (28 spaces) as allowed under the Planned
Development chapter. Provided the exemption is granted, the proposed development will meet the minimum
parking standard, including the visitor parking requirement of 40 spaces (.15 x 266 minimum required spaces).

G. Disabled-accessible patking. All parking areas shall be provided with the tequired number of patking
spaces for disabled persons as specified by the state building code and federal standards. Such parking
spaces shall be sized, signed and marked as required by these regulations.

Disabled parking space are provided consistent with the state requirements. This standard is met.

18.765.040 General Design Standards
B. Access drives. With regard to access to public streets from off-street parking:

As shown in the Preliminary Site Plan (Sheet P2.0), proposed parking areas are designed consistent with the
applicable dimensional and design requirements of Figure 18.765.1 including patking space sizes and drive aisle
widths for parking space orientation of 90 degrees. As permitted by that figure’s allowance of up to 50% compact
spaces, the proposed development plan provides for 115 of the total 278 on-site patking spaces to be compact
spaces, or 48 petrcent of the spaces proposed. The general design standards are met.

18.765.050 Bicycle Parking Design Standards

A. Location and access. With regard to the location and access to bicycle parking:

1. Bicycle parking areas shall be provided at locations within 50 feet of primary entrances to structures;

2. Bicycle patking areas shall not be located within patking aisles, landscape areas ot pedesttian ways;

3. Outdoor bicycle parking shall be visible from on-site buildings and/or the street. When the bicycle
parking area is not visible from the street, directional signs shall be used to locate the parking area;

4. Bicycle parking may be located inside a building on a floor which has an outdoot entrance open for use
and floor location which does not requite the bicyclist to use staits to gain access to the space. Exceptions
may be made to the latter requitement for parking on upper stories within a multi-stoty residential
building.

B. Covered parking spaces.

1. When possible, bicycle parking facilities should be provided under cover.
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2. Required bicycle parking for uses served by a parking structure must provide for covered bicycle
parking unless the structure will be mote than 100 feet from the primary entrance to the building, in which
case, the uncovered bicycle parking may be provided closer to the building entrance.

C. Design requirements. The following design requirements apply to the installation of bicycle racks:

1. The racks required for tequited bicycle parking spaces shall ensure that bicycles may be securely locked
to them without undue inconvenience. Provision of bicycle lockets for long-term (employee) patking is
encouraged but not required;

2. Bicycle racks must be securely anchoted to the ground, wall or other structure;

3. Bicycle parking spaces shall be at least two and one-half feet by six feet long, and, when coveted, with a
vertical clearance of seven feet. An access aisle at least five feet wide shall be provided and maintained
beside or between each tow of bicycle parking;

4. Each required bicycle parking space must be accessible without moving another bicycle;

5. Required bicycle parking spaces may not be rented or leased except whete tequired motor vehicle
patking is rented or leased. At-cost or deposit fees for bicycle parking are exempt from this requitement;

6. Areas set aside for requitred bicycle parking must be cleatly resetved for bicycle parking only.

D. Paving. Outdoor bicycle patking facilities shall be surfaced with a hard surfaced material, i.e., pavers,
asphalt, concrete, other petvious paving surfaces, or similar material. This sutface must be designed and
maintained to remain well-drained.

E. Minimum bicycle parking requitements. The total number of required bicycle parking spaces for each
use is specified in Table 18.768.2 in 18.765.070.H. In no case shall there be less than two bicycle parking
spaces. Single-family residences and duplexes are excluded from the bicycle parking requitements. The
director may reduce the number of required bicycle parking spaces by means of an adjustment to be
reviewed through a Type II procedure, as governed by Section 18.390.040, using approval criteria
contained in 18.370.020.C.5.e.

Pursuant to Table 18.765.2, one bicycle parking space is required for every two multi-family dwelling units, or a
minimum of 108 bicycle parking spaces ate required. As shown in the Preliminary Site Plan (Sheet P2.0), 108
covered bike parking spaces are provided. This standard is met.

18.765.070 Minimum and Maximum Off-Street Patking Requirements
H. Specific requirements. See Table 18.765.2.

Table 18.765.2 requires a minimum of 1 parking space for each studio unit below 500 sq. ft. in size; 1.25 parking
space for each 1-bedroom unit; 1.5 parking spaces for each 2-bedroom unit; and 1.75 parking spaces for each 3-
bedroom unit for multi-family development projects. The proposed multi-family project will include 64 studios; 98
1-bedorrm units; and 53 2-bedroom units. There will be no 3-bedroom units. Therefore, 2 minimum of 266 patking
spaces are required based solely upon the unit types and counts. In addition, an additional 15% on top of the
required parking spaces based on unit sizes and numbers is required as visitor parking facilities. Thetefore, a grand
total of 306 parking spaces are required. The proposed development plan provides for a total of 278 on-site parking
spaces to be provided including: a) 37 garage parking spaces and b)241 surface parking spaces. The proposed plan
therefore will provide 28 fewer on-site patrking spaces than would typically be requited for the size and make-up of
the proposed multi-family residential development. The applicant has requested an exception to the required
number of on-site parking spaces as allowed under Code Section 18.350.070.C.5 for Planned Developments, above.
Provided the exception is granted, the proposed development can meet the standard.

D. Exclusions to minimum vehicle parking requirements. The following shall not be counted towards the
computation of the minimum parking spaces as required in subsection H of this section:

1. On-street parking. Parking spaces in the public street or alley shall not be eligible as fulfilling any part
of the parking requirement except; religious institutions may count on-street parking around the petimeter
of the use.

The applicant acknowledges that the on-street parking provided by the SW Oak Street improvement may not count
toward the required minimum parking spaces.

FINDING: As shown in the analysis above, the Off-Street Parking and Loading Requitements can be met.
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18.790 URBAN FORESTRY PLAN

18.790.030 Urban Fotestty Plan Requirements
A. Urban forestry plan requirements. An utban forestry plan shall:

1. Be cootdinated and approved by a landscape architect (the project landscape atchitect) or a
person that is both a certified arborist and tree risk assessor (the project atborist), except for
minor land partitions that can demonstrate compliance with effective tree canopy cover and soil
volume requitements by planting street trees in open soil volumes only;

The urban forestry plan for the A+O Apartments has been prepared by David Haynes, RLA — a registered
landscape architect in the State of Oregon. Appendix E of the applicant’s submittal includes an Urban Forestry Plan
Supplemental Repott. Sheets TC.1through TC.3 of the application plan set provide the required tree canopy plan
and calculations. Soil volume specifications for trees to be planted are included on Sheet T'C.3. This standard is met.

2. Meet the tree preservation and temoval site plan standards in the Utban Forestry Manual
(UFM);

The Utrban Forestry Plan Supplemental Report of Appendix E of the applicant’s submittal includes the results of an
on-site assessment of the sizes, condition ratings, and preservation ratings for all of the existing trees on and
immediately adjacent to the proposed development site portion of the subject property. An assessment of existing
trees located within the area to be preserved as wetlands was not conducted. Sheet TC.1 is a Tree Preservation and
Removal Site Plan. Protective measures for trees to be retained are included on this plan. The required right-of-
way/street improvements for SW Oak Street, as well as the applicant requested additional road width for on-street
parking, will necessitate the removal of several existing matute trees. This standard is met.

3. Meet the tree canopy site plan standards in the Urban Forestry Manual; and

The proposed landscaping plan provides for anticipated tree canopy coverage of the parking area to cover 57,282
square feet of the 98.317 square foot total parking lot area, or 58 percent of the parking lot. The minimum parking
lot tree canopy cover atea required is 33 percent in both the MUE-1 and MUR-1 zoning districts applied to the site.
In addition the proposed landscaping plan provides for total anticipated tree canopy coverage of 78,785 square feet
of the total 180,774 square feet of development area, or 44% of the development area. Finally, the minimum 1,000
cubic feet of soil per tree standard for the Tree Canopy Site Plan has also been met. Therefore, the proposed Tree
Canopy Plan satisfies the standards of Section 18.790.030.A.3. This standard is met.

4. Meet the supplemental report standards in the Urban Forestry Manual.

Appendix E of the applicant’s submittal includes an Urban Forestry Plan Supplemental Report prepared by David
Haynes, RILA, which includes the required information and analysis required for such a report. This standard is met.

FINDING: Based on the analysis above, the urban forestry plan requirements are met.

18.790.060 Urban Forestty Plan Implementation
B.  Tree Establishment. The establishment of all trees shown to be planted in the tree canopy site
plan (per 18.790.030 A.3) and supplemental report (per 18.790.030.A.4) of the previously approved
utban forestry plan shall be guaranteed and required according to the tree establishment
requirements in Section 11, part 2 of the Urban Forestry Manual.

FINDING:  The applicant’s ptoposal does not address tree establishment. Therefore, a condition of approval is
added for the applicant to provide a tree establishment bond that meets the requirements of the
Utrban Forestry Manual Section 11, Part 2.

D. Urban forest inventoty. Spatial and species specific data shall be collected according to the urban
forestry inventoty tequitements in the Urban Forestry Manual for each open grown tree and area of
stand grown ttees in the tree canopy site plan (per Section 18.790.030.A.3) and supplemental report
(per Section 18.790.030.A.4) of a previously approved urban forestry plan.
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Section 11, Part 3 of the Utban Forestry Manual states that prior to any ground disturbance work, the applicant
shall provide a fee to cover the city’s cost of collecting and processing the inventory data for the entire urban
forestry plan. This can be met through a condition of approval.

FINDING: Based on the analysis above, the applicable utban forestry tree inventory and establishment
standards have been met. To ensure compliance, the following conditions are applied:

CONDITIONS: Prior to any ground disturbance work, the project arborist shall perform a site inspection for
tree protection measures, document compliance/non-compliance with the urban forestry
plan and send written vetification with a signature of approval directly to the city manager or
designee within one week of the site inspection.

The project arborist shall petform semimonthly (twice monthly) site inspections for tree
protection measures during periods of active site development and construction, document
compliance/non-compliance with the urban forestry plan and send written vetification with
a signature of approval directly to the project planner within one week of the site inspection.

Prior to any ground disturbance work, the applicant shall submit to the city the current
Inventory Data Collection fee for utban forestry plan implementation.

Prior to any ground disturbance work, the applicant shall provide a tree establishment bond
that meets the requirements of Urban Forestry Manual Section 11, Part 2.

18.795 VISUAL CL.EARANCE

18.795.030 Visual Clearance Requirements

A. At cotners. Except within the CBD zoning district a visual clearance area shall be maintained on
the corners of all property adjacent to the intersection of two streets, a street and a railroad, or a
driveway providing access to a public or private street.

B. Obstructions prohibited. A clear vision area shall contain no vehicle, hedge, planting, fence, wall
structure or temporary or permanent obstruction (except for an occasional utility pole or tree),
exceeding three feet in height, measured from the top of the cutb, or where no curb exists, from the
street center line grade, except that trees exceeding this height may be located in this area,
provided all branches below eight feet are removed.

FINDING:  The Preliminary Landscaping Plan, Sheets L1.1 and 1.2.2, illustrates the applicable required clear
vision triangles at these intersections. This standard is met.

D. In addition, the following criteria shall be met:
1. Relationship to the natural and physical envitonment:
a. The streets, buildings and other site elements shall be designed and located to presetve the
existing trees, topography and natural drainage to the greatest degree possible. The
commission may fequite the applicant to provide an alternate site plan to demonstrate
compliance with this criterion;

According to the applicant’s narrative, the proposed development has been designed to preserve as much of the
existing wetlands and habitat area on the site as practical, while still providing with an intensive residential
development as envisioned with the intensive standards and density allowances of the Washington Square Regional
Centet Plan and the undetlying MUE-1 and MUR-1 zoning districts. Residential development area has been limited
to the northern portion of the site near SW Oak Street to minimize impacts on the wetlands and to reduce the area
that needs to be committed to automobile circulation. The site slopes downward away from SW Oak Street, thereby
necessitating filling the site in order to provide building and site access per ADA requirements and to provide
cover/depth for the stormwater management system (water quality and detention) prior to outfall to the south into
the wetland area, and to provide relatively level areas for the buildings to be located. This filling of the northern
portion of the site along with the relatively dense development pattern necessitated removal of all of the existing
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trees. This critetion is met.

b. Structures located on the site shall not be in areas subject to ground slumping and sliding as
demonstrated by the inclusion of a specific geotechnical evaluation; and

According to the applicant’s narrative, all of the proposed structures will be located on structural fill designed to
accommodate the load of the buildings. The underlying ground is stable and not severely sloped. A geotechnical study
has been prepared for the proposed development by Geotechnical Resources, Inc. That study is included as teport C in
the Impact Assessment portion of this report. The recommendations of the study will be utilized in developing the final
grading plan for the project. The geotechnical report offers the following conclusion:

“The site is mantled by 1.5 to 23.5 ft of silt, which is underlain by basalt which has decomposed to the consistency of
sand. Beneath the decomposed basalt, the site is underlain by predominantly decomposed, extremely soft basalt to the
maximum depth explored (26.5 ft). In our opinton, the structural loads of the proposed buildings can be supported by
conventional spread footings established in structural fill or in the medium stiff silt or dense to very dense sand that
mantles the site. The following sections of this report provide our conclusions and recommendations concerning site
preparation and earthwork, foundation support, lateral earth pressures, subdrainage and floot suppott, pavement design,
and seismic design considerations. [Geotechnical Investigation Report by Geotechnical Resoutces, Inc., page 3/.” This
criterion is met.

c. Using the basic site analysis information from the concept plan submittal, the structures shall
be oriented with consideration for the sun and wind ditections, where possible.

The four multi-family residential buildings have been situated to maximize sunlight and air into as many dwelling
units as practical. This critetion is met.

2. Buffering, screening and compatibility between adjoining uses:
a. Buffering shall be provided between different types of land uses; e.g., between single-family
and multifamily residential, and residential and commercial uses;

The preserved open space area on the southern portion of the site will separate the proposed multi-family
development project from detached single-family development to the south by over 400-feet. Ttees to be planted to
the south of and near the base of the retaining wall will help screen the proposed development from views from the
south, as will screening materials at the top of the wall and parking area trees. Although the areas immediately to the
west of the site ate currently developed with detached single-family residences, that area is zoned MUE-1 and is
anticipated to be redeveloped with intensive residential, institutional, and/or office development which should be
similar in intensity as the proposed A+O Apartments. Nevertheless, landscaping is proposed to be provided on the
western portion of the subject site to help provide a buffer between these neighboting uses. This ctiterion is met.

b. In addition to the requirements of the buffer matrix (Table 18.745.1), the tequitements of the
buffer may be reduced if a landscape plan prepared by a registered landscape architect is
submitted that attains the same level of buffering and screening with alternate materials ot
methods. The following factotrs shall be considered in determining the adequacy and extent of
the buffer requited under Chapter 18.745:

i. The purpose of the buffer, for example to decrease noise levels, absotb air pollution, filter

dust, or to provide a visual barrier;

ii. The size of the buffer needs in terms of width and height to achieve the purpose;

iii. The direction(s) from which buffering is needed;

iv. The required density of the buffering; and

v. Whether the viewer is stationary or mobile.

Section 18.745.050.E.1 typically requires the screening of parking lots and loading areas from views from adjacent areas.
Table 18.745.1 specifies that a Type D buffer of at least 10- feet to 20-feet of width and differing levels of plant materials
and fences/walls or hedges between parking lots and areas of single-family development. These buffer standards would
therefore apply along the southern and eastern edges of the proposed parking lot because the parking area might be
visible from existing single-family development to the southeast and east, and Hwy 217 if not adequately buffered and
screened.
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The applicant requests an exception to the parking area buffer and screening standards, as provided. The proposed
landscape plans were prepared by David Haynes, PLA, a registered landscape architect. The plans propose that an
alternative buffer be allowed to the standards of Section 18.745.050.E.1 to screen the parking lots. The parking area will
be well separated from the existing neighboring single-family uses to the south and southeast for which buffering and
screening is required. The neighboring single-family uses will be located over 400 feet away from the proposed parking
area. As such, views of the parking area would be distant and there would be little, if any, discernible noise or odor
effects from use of the parking area upon those neighboring properties. In addition, the proposed wetland area plantings
of ash trees and the proposed dense planting of western red cedar trees at the base of the proposed retaining wall will
provide much more screening of views of the parking area than would a buffer on the actual edge of the parking lot, with
such a buffer designed to the relatively narrow width and plant density standards of Table 18.745.1. The western red
cedar trees especially will provide adequate evergreen screening of views of the parking area.

In addition, to address concerns on the screening from the future pedestrian path near Ash Creek, it is proposed that
fence fillers (slats, fabric, etc.) be provided along the southern edge of the proposed patking lot if the trail is constructed
prior to tree growth providing the required landscape buffer/screening to the parking area from the trail. Fence fillers
will be added to the chain-link fence on top of the retaining wall and adjacent to the southern edges of the parking area
in order to supplement the screening provided by the cedar trees for up to five years, in order for tree growth to provide
adequate screening.

FINDING:  The applicant submitted an alternative landscape plan to the required parking lot scteening, prepared
by a registered landscape architect, that arguably attains the same level of buffering and screening ot
better with alternate materials and methods. Staff finds that the applicant has not considered views
from Hwy 217 or the effects of headlight at night and therefore recommends the applicant provide a
site line analysis that demonstrates the alternative screening plan would effectively screen the parking
lot as seen from the south, as conditioned above.

c. On-site screening from view from adjoining properties of such activities as service areas,
storage areas, patking lots and mechanical devices on roof tops shall be provided and the
following factots shall be considered in determining the adequacy of the type and extent of the
scteening:

i. What needs to be scteened;

ii. The direction from which it is needed; and

iii. Whether the screening needs to be year-round.

The proposed apartments will include two trash and recycling enclosures within the project’s parking area. These
enclosures will be constructed of CMU walls with steel gates. Landscaping will be provided adjacent to these trash
enclosures to provide near-view screening. Their locations relatively deep into the parking area and site will provide them
with adequate screening from adjoining properties, as will the intervening landscaping outside of the parking atea.
Mechanical equipment on the rooftops of the buildings will be screened from views from neighboring propetties by
parapets included on the buildings. This criterion is met.

3. Privacy and noise. Nonresidential structures which abut existing residential dwellings shall be
located on the site or be designed in a manner, to the maximum degree possible, to protect the
private areas on the adjoining properties from view and noise;

This is a residential development; therefore, this critetion does not apply.

4. Exteriot elevations—Single-family attached and multiple-family structures. Along the vertical face of
single-family attached and multiple-family structures, offsets shall occur at a minimum of every 30
feet by providing any two of the following:

a. Recesses, e.g., decks, patios, entrances, floor atea, of a minimum depth of eight feet;

b. Extensions, e.g., decks, patios, entrances, floor area, of a minimum depth of eight feet, a
maximum length of an overhang shall be 25 feet; and

c. Offsets or breaks in roof elevations of three or more feet in height.
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The exterior elevation articulation standards of this section are superseded by Section 18.630.060.B. The standards
of that section are addressed below.

5. Private outdoor area—Residential use:
a. Exclusive of any other required open space facility, each ground-level residential dwelling
unit shall have an outdoor private area (patio, terrace, or porch) of not less than 48 square feet
with a minimum width dimension of four feet;
b. Wherever possible, private outdoor open spaces should be oriented toward the sun; and
c. Private outdoor spaces shall be screened or designed to provide privacy for the use of the
space.

As illustrated on the floor plans, Sheets A2.10 through A2.40, all ground level dwelling units will be provided with
patios or decks. Minimum sizes of these decks or patios will be 48 square feet. Minimum dimensions of any of the
decks or patios will be 6 feet of depth. As practical, decks are oriented to maximize solar exposure, but are designed
to provide a reasonable degree of privacy. This criterion is met.

6. Shared outdoor recreation and open space facility areas—Residential use:

a. Exclusive of any other requitred open space facilities, each residential dwelling development
shall incorporate shared usable outdoor tecreation areas within the development plan as
follows:

i. Studio units up to and including two bedroom units, 200 squatre feet per unit;

ii. Three or more bedroom units, 300 square feet per unit.
b. Shared outdoor recreation space shall be readily observable from adjacent units for reasons of
crime prevention and safety;
c. The required recreation space may be provided as follows:

i. Additional outdoor passive use open space facilities;

ii. Additional outdoor active use open space facilities;

iii. Indoor recreation centet; or

iv. A combination of the above.

The proposed 215 residential units will all be studios, 1-bedroom, or 2-bedroom units. Thetefore, the proposed
development would be required to provide 43,000 square feet of shared usable outdoor recteation areas to satisfy
subsection (a) of this standard. The proposed development plans provide for the following areas to be provided as
shared usable outdoor recreation areas:

Open area north and west of Building A: 4,247 sq. ft.
Community gardens, plaza, and other areas south of Building B: 4,307 sq. ft.
Pool, pool deck, plaza, and barbecue pavilion south of Building C: 6,769 sq. ft.
Wetlands overlook plaza south of parking area: 1,478 sq. ft.
Other usable open space and plaza area: 2478 sq. ft.
Total Usable Active Open Space provided 19,280 sq. ft.

In addition, 2,196 square feet of indoor recreation space is provided within Building C, including the following: an
activity/media room (492 square feet); and exercise room (487 square feet); an activity/media room and kitchen
(548 square feet); and a rooftop patio (669 square feet).

Total Indoor Recreation Space 2,196 sq. ft.

Passive recreation areas are provided including the upland areas adjacent to the wetlands and landscape beds
throughout the site.

Total outdoor passive recreation space 24,103 sq. ft.
Total required recreation space 45,579 sq. ft.

As allowed by subsection 6.c.iv. above, the combined shared usable outdoor recteation areas, additional indoor
recreation area, and passive use open space facilities totals 45,579 square feet of combined area, or 212 squate feet
per each dwelling unit. This exceeds the minimum standard of 200 square feet of shared outdoor recreation and
open space facility per unit. This criterion is met.

CPA2014-00002/PDR2014-00003/ SDR2014-00004,SL.R2014-00002 — A+O APARTMENTS PAGL 46 QI 56



All of the proposed usable outdoor tecteation areas will be located in faitly open areas and should be readily observable
from a number of dwelling units, the parking area, and the sidewalks and drive aisles within the development site. This
criterion is met.

7. Access and circulation:
a. The number of required access points for a development shall be provided in Chapter 18.705;
b. All circulation patterns within a development must be designed to accommodate emergency
and service vehicles; and
c. Provisions shall be made for pedestrian and bicycle ways abutting and through a site if such
facilities are shown on an adopted plan or terminate at the boundaries of the project site.

The proposed development is consistent with the minimum number of access points required by Chapter 18.705
(minimum of two access points required; three access points provided). The site plan has been designed to provide
adequate access for emergency and setvice vehicles. The project development team met with a representative of the
Tualatin Valley Fire and Rescue District duting the development of the site plans. Modifications to the plans were
made to accommodate the Fire District’s concerns. The plans have also been provided to Pride Disposal, the trash
and recycling service provider for the site area.

The plans provide for the dedication of a 20-foot wide public pedestrian easement along Ash Creek for future
development of a pathway or boardwalk, as called for by the City of Tigard Parks System Master Plan which
discusses a Washington Square Regional Center Ttail looping around Washington Square, and following Ash Creek
as its primary route. An easement for a connecting trail to SW Oak Street is also proposed to be provided. This
criterion is met.

8. Landscaping and open space—Residential development. In addition to the buffering and screening
tequirements of paragraph 2 of this subsection D, and any minimal use open space facilities, a
minimum of 20% of the site shall be landscaped. This may be accomplished in improved open
space tracts, or with landscaping on individual lots provided the developer includes a landscape
plan, prepared ot approved by a licensed landscape architect, and surety for such landscape
installation.

The proposed development plans (Sheet P2.4, Overall Open Space Analysis Plan) call for 48,367 square feet of
landscaped area on the site, or 25 percent of the 193,406 square foot development site area. This total landscaped
area does not include the minimal use areas below the proposed retaining wall, which also includes the trees and
shrubs which have been proposed to provide the requited screening and buffering for the parking area. The
landscape plan was prepared by and under the direction of David Haynes, PLA, a registered landscape architect in
the State of Oregon. This criterion is met.

9. Public transit:

a. Provisions for public transit may be required where the site abuts or is within a quarter mile
of a public transit route. The required facilities shall be based on:

i. The location of other transit facilities in the atea; and

ii. The size and type of the proposed development.
b. The required facilities may include but are not necessarily limited to such facilities as:

i. A waiting shelter;

ii. A turn-out area for loading and unloading; and

iii, Hard surface paths connecting the development to the waiting area.
c. If provision of such public transit facilities on or near the site is not feasible, the developer
may conttibute to a fund fot public transit improvements provided the Commission establishes
a direct relationship and rough proportionality between the impact of the development and the
requirement.

The northeastern portion of the site is located within one-quarter mile of TriMet transit service bus stops at the
intersection of SW Hall Boulevard and SW Locust Street, and portions of the northwestern portion of the proposed
development site are slightly more than one quarter mile of TriMet transit stops on NW Gteenburg Road. Thete
currently is no transit service on SW Oak Street adjacent to the project site. Tri-Met provided a letter dated
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December 4, 2014 at the City’s request which outlines measures to improve access to transit from the subject site
including improved sidewalk connectivity and lighting and obtaining an easement for placement of a transit shelter.
The city shared TriMet’s comments with the applicant who was amenable to considering the suggested
improvements.

As conditioned above, the applicant shall provide a walkability and ridership audit that ensutes the plan maximizes
methods to promote walkability and transit ridership within a quarter mile of the subject site, including but not
limited to measures identified in TriMet’s comment letter dated December 4, 2014. Therefore, this criterion is met.

10. Parking:
a. All parking and loading areas shall be generally laid out in accordance with the requirements
set forth in Chapter 18.765;
b. Up to 50% of required off-street parking spaces for single-family attached dwellings may be
provided on one or more common parking lots within the planned development as long as each
single-family lot contains one off-street parking space.

The proposed patking areas within the multi-family development project have been designed consistent with the
applicable design standards of Chapter 18.765, as reviewed in the findings to that chapter, below. This criterion is
met.

11. Drainage. All drainage provisions shall be generally laid out in accordance with the requirements
set forth in Chapter 18.810. An applicant may propose an alternate means for stormwater
conveyance on the basis that a reduction of stormwater runoff or an increase in the level of
treatment will result from the use of such means as green streets, porous concrete, or eco roofs,

The proposed storm drainage system within the apartment project has been designed consistent with the applicable
standards of Chapter 18.810, as reviewed in the findings to that chapter, below. This criterion is met.

12. Floodplain dedication. Whete landfill and/or development are allowed within or adjacent to the
100-year floodplain, the city shall require consideration of the dedication of sufficient open land
area for a greenway adjoining and within the floodplain. This area shall include portions of a
suitable elevation for the construction of a pedesttian/bicycle pathway with the floodplain in
accordance with the adopted pedestrian bicycle pathway plan.

The project site includes a substantial area which is within the 100-year floodplain of Ash Creek. The applicant is
proposing to preserve the floodplain area on the site within a ptivate open space area for long-term preservation.
The plans note that the applicant is willing to provide a public pedestrian easement to the City of Tigard for the
future development of a pedestrian path near Ash Creek, plus an easement for a pedestrian connection between that
path and SW Oak Street. This critetion is met.

13. Shared open space facilitiecs. These requirements are applicable to residential planned
developments only. The detailed development plan shall designate a minimum of 20% of the gross
site area as a shared open space facility. The open space facility may be comprised of any
combination of the following:

a. Minimal use facilities. Up to 75% of the open space tequirement may be satisfied by
resetving areas for minimal use. Typically these ateas are designated around sensitive lands
(steep slopes, wetlands, streams, or 100-year floodplain).

b. Passive use facilities. Up to 100% of the open space tequitement may be satisfied by
providing a detailed development plan for improvements (including landscaping, irrigation,
pathway and other structural improvements) for passive recteational use.

c. Active use facilities. Up to 100% of the open space requitement may be satisfied by providing
a detailed development plan for improvements (including landscaping, irrigation, pathway and
other structural improvements) for active recreational use.

d. The open space area shall be shown on the final plan and recorded on the final plat ot
covenants.
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The Detailed Planned Development Plan for the A+O Apartments planned development provides 318,849 square
feet of the total site atea, over 67 percent of the 472,688 square foot site area (after deduction of additional SW Oak
Street right-of-way only) as shared open space areas, whereas a minimum of 20 percent of the site or only 94,538
square feet would be the minimum shared open space required to be provided for this size planned development
site. See Sheet P2.4, Overall Open Space Analysis Plan. The total open space areas to be provided will consist of the
following:

e 273,270 square feet as minimal use facilities or 289 percent of the minimum required area as shated open
space use facilities

e 24,103 square feet of passive use facilities or 25 percent of the minimum required open space atea;

e 21,476 square feet of active use facilities or 22.3 percent of the minimum required open space area.

This criterion is met.

14. Open space conveyance: Where a proposed patk, playground or other public use shown in a plan
adopted by the city is located in whole or in part in a subdivision, the commission may require the
dedication or resetvation of such area within the subdivision, provided that the reservation or
dedication is roughly proportional to the impact of the subdivision on the park system.

Whete considered desirable by the commission in accordance with adopted comprehensive plan
policies, and where a development plan of the city does not indicate proposed public use areas, the
commission may requite the dedication or teservation of areas within the subdivision or sites of a
character, extent and location suitable for the development of parks or other public use, provided
that the reservation or dedication is roughly proportional to the impact of the subdivision on the
patk system. The open space shall be conveyed in accordance with one of the following methods:
a. Public ownership. Open space proposed for dedication to the city must be acceptable to it
with regard to the size, shape, location, improvement and budgetary and maintenance
limitations. A determination of city acceptance shall be made in writing by the parks & facilities
division manager prior to final approval. Dedications of open space may be eligible for systems
development charge credits, usable only for the proposed development. If deemed to be not
acceptable, the open space shall be in private ownership as described below.
b. Private ownership. By conveying title (including beneficial ownership) to a corporation,
home association or other legal entity, and granting a conservation easement to the city in a
form acceptable by the city. The terms of the conservation easement must include provisions
for the following:
i. The continued use of such land for the intended purposes;
ii. Continuity of property maintenance;
iii. When appropriate, the availability of funds requited for such maintenance;
iv. Adequate insurance protection; and
v. Recovery for loss sustained by casualty and condemnation ot otherwise.

FINDING: The Washington Square Regional Center Implementation Plan (2001) includes the Gteenbelt, Parks
and Open Space System Concept Plan (Figure 7) which shows greenbelt co-terminus with the wetlands on the
subject site. The Tigard Park System Master Plan (2009) Map 3: Park Concept Map shows the Washington Square
Regional Ttail in a general alignment across the subject property. The Tigard Greenways Trail System Master Plan
shows two alternate routes across the subject property, through wetlands (2A) and along SW Oak Street (2B), which
is shown as a low priority on the Prioritized Project List, Table 13.

The applicant does not propose open space conveyance, but a ped/bike easement instead. The City Parks Director
has determined that a dedication will not be acceptable and that a blanket pedestrian/bike easement over the
entitety of Wetland A will be an acceptable reservation. As conditioned, this standard is met.

CONCLUSION: Based on the analysis above, the Detailed Development Plan Approval Critetia are met ot
can be met, as conditioned.
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18.810 STREET AND UTILITY IMPROVEMENTS STANDARDS:

18.810.030 Streets
A. Improvements.

1. No development shall occur unless the development has frontage or approved access to a public
street

2. No development shall occur unless streets within the development meet the standards of this
chapter

3. No development shall occur unless the streets adjacent to the development meet the standards
of this chaptet, ptovided, however, that a development may be approved if the adjacent street
does not meet the standards but half-street improvements meeting the standards of this title ate
constructed adjacent to the development.

E. Minimum Rights-of-Way and Street Widths: Unless otherwise indicated on an approved street plan,
ot as needed to continue an existing improved street or within the Downtown District, street right-
of-way and roadway widths shall not be less than the minimum width described below. Where a
range is indicated, the width shall be determined by the decision-making authotity based upon
anticipated average daily traffic (ADT) on the new street segment. (The City Council may adopt by
resolution, design standards for street construction and other public improvements. The design
standards will provide guidance for determining improvement tequirements within the specified
ranges.) These are presented in Table 18.810.1

The development is adjacent to SW Oak Street, a collector within the Washington Square Regional Center Planning
District (Chapter 18.630). The Tigard Transportation System Plan requires a bike path.

Requited improvements to SW Oak Street include a 20-foot paved width, planter and a 12-foot wide separated bike
path. No streets within the development are proposed. This standard is expected to be met.

Street Alignment and Connections:

Section 18.630.040 and 18.810.030.H.1 state that full street connections with spacing of no more than 530
feet between connections is requited. Exceptions can be made where prevented by barriers such as
topography, railroads, freeways, pre-existing developments, lease provisions, easements, covenants or
other restrictions existing prior to May 1, 1995 which preclude street connections. A full street connection
may also be exempted due to a regulated water feature if regulations would not permit construction.

Additional street connections in this area are precluded by surrounding existing development.

N. Grades and curves.

1. Grades shall not exceed 10% on arterials, 12% on collector streets, or 12% on any other street
(except that local or residential access streets may have segments with grades up to 15% for
distances of no greater than 250 feet); and

2. Centerline radii of curves shall be as determined by the city engineer.

The existing grades along the Oak Street frontage are minimal. No grade changes are proposed. This standard is
met.

Traffic Study: Section 18.810.030.CC Requires a traffic study for development proposals meeting certain
criteria.

The application includes 2 May 8, 2014, traffic impact study and a September 16, 2014, Left-turn Analysis prepated
by Kittelson & Associates, Inc. assessing the traffic impact on the surroundmg streets and recommendmg any
required mitigation. The study recommended specific reconfiguration improvements at the SW 90 Avenue
approach to SW Oak Street. The Left-turn Analysis concluded that a left-turn lane along Oak Street was unneeded.

This standard may be met by condition.
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18.810.050 Easements
A. Easements. Easements for sewers, drainage, water mains, electric lines or other public utilities shall
be either dedicated or provided for in the deed restrictions, and where a development is traversed
by a watercourse or drainageway, there shall be provided a stormwater easement ot drainage right-
of-way conforming substantially with the lines of the watercourse.

B. Utility easements. A ptoperty owner proposing a development shall make arrangements with the
city, the applicable district, and each utility franchise for the provision and dedication of utility
easements necessary to provide full services to the development. The city’s standard width for
public main line utility easements shall be 15 feet unless otherwise specified by the utility company,
applicable district, or city engineer.

The site is fully setved by existing utilities. Applicant has stated that any required easements for utilities will be
provided. This standard may be met by condition.

18.810.070 Sidewalks

A. Sidewalks. All industrial streets and private streets shall have sidewalks meeting city standards
along at least one side of the street. All other streets shall have sidewalks meeting city standards
along both sides of the street. A development may be approved if an adjoining street has sidewalks
on the side adjoining the development, even if no sidewalk exists on the other side of the street.

B. Requirement of developers.
2. If there is an existing sidewalk on the same side of the street as the development within 300 feet
of a development site in either direction, the sidewalk shall be extended from the site to meet the
existing sidewalk, subject to rough proportionality (even if the sidewalk does not serve a
neighborhood activity center).

The Development Review engineer has determined there are no existing sidewalks on the same side of the street as
the development within 300 feet of a development site in either direction. This standard is met.

18.810.090 Sanitary Sewers
A. Sewets required. Sanitary sewers shall be installed to serve each new development and to connect

developments to existing mains in accordance with the provisions set forth in Design and
Construction Standards f%r Sanitary and Surface Water Management (as adopted by the Unified
Sewerage Agency in 1996 and including any future revisions or amendments) and the adopted
policies of the comprehensive plan.

B. Sewer plan approval. The city engineer shall approve all sanitary sewer plans and proposed systems
ptior to issuance of development permits involving sewer setvice.

C. Over-sizing. Proposed sewer systems shall include consideration of additional development within
the area as projected by the comprehensive plan.

Private sewer lines from the buildings will be extended to a public line in SW Oak Street. No public sewers are
proposed ot required.

18.810.100 Stotm Drainage
A. Genetral provisions. The director and city engineer shall issue a development permit only where

adequate provisions for stormwater and floodwater runoff have been made, and:

1. The storm water drainage system shall be separate and independent of any sanitary sewerage
system;

2.Whete possible, inlets shall be provided so surface water is not carried across any intetsection or
allowed to flood any street; and

3.Surface water drainage patterns shall be shown on every development proposal plan.

The site will drain to catch basins in the parking lots and will be directed to private outfalls along the wetland buffer
at the south side of the site.

C. Accommodation of upstream drainage. A culvert or other drainage facility shall be large enough to
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accommodate potential runoff from its entire upstream drainage area, whether inside or outside the
development, and the city engineer shall approve the necessary size of the facility, based on the
provisions of Design and Construction Standards for Sanitary and Surface Water Management (as
adopted by the Unified Sewerage Agency in 1996 and including any future tevisions ot
amendments).

A culvert crossing SW Oak Street currently conveys offsite runoff from the north. The culvert will be replaced and
extended as a public storm drain to the wetlands south of the site. An easement will be provided. These standards
may be met by condition.

D. Effect on downstream drainage. Where it is anticipated by the city engineer that the additional
runoff resulting from the development will overload an existing drainage facility, the director and
engineer shall withhold approval of the development until provisions have been made for
improvement of the potential condition or until provisions have been made for storage of additional
runoff caused by the development in accordance with the Desigh and Construction Standards for
Sanitary and Surface Water Management (as adopted by the Unified Sewerage Agency in 1996 and
including any future revisions or amendments).

An underground water quality facility is proposed to treat onsite runoff. Swales in a planter will be used to treat
runoff from SW Oak Street. This standard may be met by condition.

In 1997, Clean Water Setvices (CWS) completed a basin study of Fanno Creek and adopted the Fanno
Creek Watershed Management Plan. Section V of that plan includes a recommendation that local
governments institute a stormwater detention/effective impervious area reduction program
resulting in no net inctease in storm peak flows up to the 25-year event. The City will require that
all new developments resulting in an increase of impervious surfaces provide onsite detention
facilities, unless the development is located adjacent to Fanno Creek. For those developments
adjacent to Fanno Creek, the storm water runoff will be permitted to dischatge without detention.

Site runoff will be directed to Ash Creek. This standard may be met by condition.
Bike lanes: Subsection 18.810.110A requires bike lanes where identified in the Tigard TSP.

The TSP identifies a multiple use path along Ash Creek. An easement for the path is required. Easement documents
must be approved ptior to construction, and final documents must be approved and recorded ptior to occupancy.

18.810.120 Utilities
A. Underground utilities. All utility lines including, but not limited to those required for electric,

communication, lighting and cable television services and related facilities shall be placed

underground, except for surface mounted transformers, sutface mounted connection boxes and

meter cabinets which may be placed above ground, temporary utility service facilities during

construction, high capacity electric lines operating at 50,000 volts ot above, and:

1. The developer shall make all necessary atrangements with the serving utility to provide the
underground services;

2. The city reserves the right to approve location of all sutface mounted facilities;

3. All underground utilities, including sanitary sewers and storm drains installed in streets by the
developer, shall be constructed prior to the surfacing of the streets; and

4. Stubs for setvice connections shall be long enough to avoid disturbing the street improvements
when setvice connections are made.

C. Exception to undergrounding requitement.

1. The developer shall pay a fee in-lieu of undergrounding costs when the development is proposed
to take place on a street where existing utilities which are not underground will setve the
development and the approval authority determines that the cost and technical difficulty of
under-grounding the utilities outweighs the benefit of undergrounding in conjunction with the
development. The determination shall be on a case-by-case basis. The most common, but not the
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only, such situation is a short frontage development for which undetgrounding would result in
the placement of additional poles, rather than the removal of above-ground utilities facilities.

2. An applicant for a development which is served by utilities which are not underground and
which are located across a public right-of-way from the applicant’s property shall pay the fee in-
lieu of undergrounding.

There are existing overhead utility lines along SW Oak Street across the street from the development. Therefore, a
fee in-lieu of $35 per frontage front is required and must be paid prior to final inspection. Submit a determination
of the frontage length for approval before issuance of building permits

ADDITIONAL CITY AND/OR AGENCY CONCERNS WITH STREET AND UTILITY

IMPROVEMENT STANDARDS:

Fire and Life Safety:
The applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R) for access and hydrant location

ptior to any work on site.

Public Water System:
Tualatin Valley Water District (TVWD) provides service in this area. The application includes a service provider

letter from TVWD stating that adequate capacity is available to provide service to the proposed development.

Prior to any work on site the applicant shall provide documented approval from the Tualatin Valley Water District
(TVWD) of the design of water service to the site. TVWD approval of construction shall be obtained prior to final

inspection.

Grading and Erosion Control:

CWS Design and Construction Standards also regulate erosion control to reduce the amount of sediment
and othet pollutants reaching the public storm and sutface water system resulting from development,
construction, grading, excavating, clearing, and any other activity which accelerates erosion. Per CWS
regulations, the applicant is required to submit an erosion control plan for City review and approval prior
to issuance of City permits.

The applicant shall meet the requitements of the Federal Clean Water Act regarding National Pollutant
Dischatge Elimination System (NPDES) erosion control permits that may be needed for this project.

The applicant shall follow all applicable requirements regarding erosion control, particulatly those of the Federal
Clean Water Act, State of Oregon, Clean Water Services, and City of Tigard including obtaining and abiding by the
conditions of NPDES 1200-C or 1200-C-N permits as applicable.

Site Permit Required:
The applicant is required to obtain a Site Permit from the Building Division to cover all on-site private utility

installations (water, sewet, storm, etc.) and driveway construction. This permit shall be obtained ptior to any work
on site and ptior to issuance of the building permit.

Address Assignments:
The City of Tigard is responsible for assigning addresses for parcels within the City of Tigard. An addressing fee in

the amount of $50.00 per address shall be assessed. This fee shall be paid to the City prior to the issuance of
building permits.

For multi-tenant buildings, one address number is assigned to the building and then all tenant spaces atre given suite
numbets. The City is responsible for assigning the main address and suite numbers. This information is needed so
that building permits for tenant improvements can be adequately tracked in the City’s permit tracking system. Based
upon the information provided by the applicant, this building will be a multi-tenant building. Ptior to issuance of
the site permit, the applicant shall provide a suite layout map so suite numbers can be assigned. The addressing fee
will then be calculated based upon the number of suites that must be addressed. In multi-level structures, ground
level suites shall have numbers preceded by a “1”, second level suites shall have numbers preceded by a “2”, etc.
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SECTION VIII. IMPACT STUDY

SECTION 18.390.040.B.¢ requires that the applicant include an impact study. The study shall address, at a
minimum, the transportation system, including bikeways, the drainage system, the patks system, the water
system, the sewer system, and the noise impacts of the development. For each public facility system and type
of impact of the development on the public at large, public facilities systems, and affected private property
users. In situations whete the Community Development Code requites the dedication of real property
interests, the applicant shall either specifically concur with the dedication of real property interest, ot provide
evidence which supports the conclusion that the real property dedication requirement is not roughly
propottional to the projected impacts of the development.

Section VI of the applicant’s submittal includes Impact Assessment Reports on transportation, wetlands,
geotechnical, waste and recycling, and storm drainage. Item F. Impact Assessment Report by Otak, Inc. summarizes
the effect of the proposed development on general compatibility, noise, odors, lighting, signage, transit availability,
transpottation, and utilities.

The applicant has specifically concurred with and has proposed dedication of right-of-way and to make half-street
improvements along SW Oak Street.

ROUGH PROPORTIONALITY ANALYSIS

The Transportation Development Tax (TDT) is a mitigation measure required for new development and will be paid at
the time of building permits. Based on Washington County implementation figures for 2014/2015, TDTs are expected
to recapture approximately 32 percent of the traffic impact of new development on the Collector and Arterial Street
system. Based on the use and the size of the use proposed and upon completion of this development, the future
builders of the residences will be requited to pay TDTs of approximately $1,098,111 ($5,257 x 215 = $1,130,255
new apartment units - $32,144 for four existing single family dwellings).

Based on the estimate that total TDT fees cover 32 percent of the impact on major street improvements citywide, a fee

that would cover 100 percent of this project’s traffic impact is $3,431,596 ($1,098,111 + 0.32). The difference between
the TDT paid and the full impact, is considered as unmitigated impact.

Estimated Mitigation Value Assessment:

e e e e ($1,098,111 =+ 0.32) $3,431,596
Less TIDT ASSESSIMENL w.curerirrsnrserrserancrissisiasissinssmssisessssssrassssesensssssssesstossessssasssssssanssss - 1,098,111
Less mitigated values for off-site improvements (] incoln Street row + full improvements) -757,000
Estimate of unmitigated impacts $1,576,485

FINDING: The applicant concurs with the dedication of right-of-way and improvement of SW Oak Street, a
collector street, as shown in the Preliminary Site Plan (Sheet P2.0) and stated in the natrrative. Any
improvement to SW Lincoln Street, a collector may be TDT is cteditable. Based on the analysis above,
the net value of these dedications, assessments, and improvements is roughly proportional to the value
of the full impact.

SECTION IX. OTHER STAFF COMMENTS
The City Police Department was notified and did not comment on the project.

The City Public Works Department was notified and commented that the wetland portion of the subject
property should have a blanket public pedestrian/bike access easement for implementation of the Washington
Squate Loop Ttail at some point in the future.

The City Development Review Engineer (Contact Greg Berry, 503-718-2468) has reviewed the proposal and
provided comment in a Memorandum dated November 26, 2014, which can be found in the land use file and as an
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attachment to this decision. The findings and conclusions in the Memorandum have been incorporated into this
land use decision.

SECTION X. AGENCY COMMENTS

TriMet reviewed the proposal and provided a comment letter dated December4, 2014, including recommendations
for sidewalk connectivity, lighting and transit station improvements on SW Greenburg.

Metro Planner Gerty Uba teviewed the proposal and commented that “Metro is confident that Clean Water
Services will assist the City to implement the amendments appropriately.”

Clean Water Setvices Jackie Sue Humphreys (503-681-3600) has reviewed this proposal and issued a letter dated
November 18, 2014 stating conditions to be met in association with stormwater connection permit authorization,
including compliance with the Service Provider Letter dated August 7, 2014 (File No. 14-001441).

Tualatin Valley Fire and Rescue John Wolff (503-259-1504) has reviewed the proposal and offered comments in
a letter dated December 3, 2014, that endorses the proposal subject to TVF & R access hydrant location

requirements.

Oregon Parks and Recreation Department, State Historic Preservation Office commented in a letter dated
November 18, 2014 that in the absence of sufficient knowledge to predict the location of cultural resources within
the project atea, extreme caution is recommended during project related ground disturbing activities. A condition of
approval will requite notification procedures if cultural objects and/or human remains are found during site grading.

Oregon Division of State Lands provided a letter to the applicant dated June 13, 2014 concurring with the Pacific
Habitat Services wetland and waterway boundaries for the subject site.

Frontiet John Cousineau (503-643-0371) commented that the project site is within the CenturyLink territory.
Oregon Department of Land Conservation and Development (DLCD), ODOT (Region 1), Oregon

Department of Fish and Wildlife (ODFW), Oregon Department of Environmental Quality, and the U.S.
Army Corps of Engineers were mailed a copy of the proposal but provided no comment.

SECTION XI. STAFF ANALYSIS, CONCLUSION, AND RECOMMENDATION

ANALYSIS:

Limiting conflicting uses in Goal 5 protected wetlands (CPA)

The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the adverse economic
consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss, of the resource.
Staff agtees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
resources with achieving planning goals of the Washington Square Regional Center Plan District. Staff recommends

limiting conflicting uses.

Planned Development (PDR)

Parking Exemption

The applicant’s request for a parking exemption of 9.1% may adversely affect on-street parking in the
neighborhood. Staff recommends the applicant provide a walkability and ridership assessment that ensures the plan
maximizes methods to promote walkability and transit ridership.

Funding future transportation

Developments are requited to participate in funding future transportation and public improvement projects
necessary within the Washington Square Regional Center. Staff recommends the applicant consider a range of
improvements associated with SW Lincoln Street such as providing a full street dedication and improvements from Oak
Street to Lincoln, full dedication of the right of way with a constructed bike/ped path, or a constructed bike/ped path
within a bike/ped easement, and to construct improvements, subject to rough propottionality.
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CONCLUSION

Based on the foregoing findings and analysis, staff finds that the proposed Comprehensive Plan, Sensitive Lands
Reviews, and Planned Development ate consistent or are conditioned to be consistent with applicable provisions of
the Tigard Development Code Chapters:18.350 Planned Development Review; 18.390.050/.060 Decision Making
Procedures; 18.520 Commercial Zoning Districts; 18.630 Washington Square Regional Center Plan District; 18.705
Access, Egtess and Circulation; 18.715 Density Computations; 18.720 Design Compatibility; 18.725 Environmental
Petformance; 18.745 Landscaping and Screening; 18.755 Mixed Solid Waste and Recycling; 18.765 Off-Street
Parking and Loading Requirements; 18.775 Sensitive Lands; 18.780 Signs; 18.790 Urban Forestry; 18.795 Visual
Clearance; 18.810 Street and Utility Improvements.

RECOMMENDATION

Staff recommends that the Planning Commission trecommend to City Council approval of the proposed
comptehensive plan amendment, sensitive lands reviews, and planned development to City Council subject to the
recommended conditions of approval and the result of any deliberations by the Planning Commission.

Exhibits:
Exhibit A The City of Tigatd Development Review Engineer Memo dated December 4, 2014

Exhibit B TVF&R Letter dated December 3, 2014

Exhibit C TriMet letter dated December 4, 2014

Exhibit D Planned Development Concept Plan (Sheet P2.2)
Exhibit E Genetal Detailed Planned Development Plan (Sheet P2.3)

(Serm 12-81Y
PREPARED BY: / ' Gaty Pagenstecher DATE
Associate Planner

APPROVED BY:  Tom McGuire DATE”
Assistant Community Development Director
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EXHIBITA

SRt Sttidum

TIGAR DM
To: Gary Pagenstecher, Associate Planner
From: Greg Berry, Project Engineer
Re: SDR 2014-04; A+O Apartments
Date: November 26, 2014

Access Management (Section 18.705)

Section 18.705.030.B requires site plans be presented for approval showing how access
requirements are to be fulfilled in accordance with this chapter.

The application includes a site and utility plan for a proposed 215 unit apatrtment complex.

Section 18.705.030.D states that all vehicular access and egress ... shall connect directly with
a public or private street approved by the City for public use and shall be maintained at the
required standards on a continuous basis.

A driveway directly connected to SW Oak St. will provide access to the site. This standard is met.
Section 18.705.F Requited walkways
PLANNING

Section 18.705.030.H.1 states that an access report shall be submitted with all new
development proposals which verifies design of driveways and streets ate safe by meeting
adequate stacking needs, sight distance and deceleration standatds as set by ODOT,
Washington County, the City and/or AASHTO (depending on jurisdiction of facility).

Three driveways along Oak Street will provide access to the site. The application includes a
preliminary sight distance analysis concluding that, with certain improvements at the SW 90™ Street
intersection, adequate sight distance is available at the site accesses. It appears that this standard can
be met, but sight distance will need to be verified at final design and after construction to verify that
no changes have been made or objects added that would obscure visibility.

Priot to any wotk on site, the applicant’s engineer shall submit a preliminary access report to City
engineering staff which verifies design of driveways and streets to be used by site traffic are safe by
meeting adequate stacking needs, sight distance and deceleration standards as set by the City and
AASHTO.

Upon completion of the improvements, the applicant’s engineer shall submit a final access report to
City engineering staff which verifies design of driveways and streets to be used by site traffic are safe
by meeting adequate stacking needs, sight distance and deceleration standards as set by the City and

AASHTO. The applicant shall obtain approval of this report ptior to final inspection.



Section 18.705.030.H.2 states that driveways shall not be permitted to be placed in the
influence area of collector or arterial street intetsections. Influence area of intersections is
that area where queues of traffic commonly form on approach to an intersection. The
minimum driveway setback from a collector or arterial street intersection shall bel50 feet,
measured from the right-of-way line of the intersecting street to the throat of the proposed
driveway. The setback may be greater depending upon the influence area, as determined
from City Engineer review of a traffic impact report submitted by the applicant’s traffic
engineer. In a case where a project has less than 150 feet of street frontage, the applicant
must explore any option for shated access with the adjacent parcel. If shared access is not
possible or practical, the dtiveway shall be placed as far from the intersection as possible.

The driveways are more than 150 feet from and outside the influence area any collector or arterial
street. This standard is met.

Section 18.705.030.H.3 and 4 states that the minimum spacing of driveways and streets
along a collector shall be 200 feet. The minimum spacing of driveways and streets along an
arterial shall be 600 feet. The minimum spacing of local streets along a local street shall be
125 feet.

SW Oak Street is a collector requiring a minimum spacing of 200 feet. Two of the proposed
driveways are separated by 200 feet and the other driveway spacing is 290 feet. The standard is met.

Section 18.705.030.1 includes minimum access requirements for residential use. For
multifamily use developments with 50 to 100 units, two accesses atre required with a minimum
paved width of 24 feet with curbs and a 5-foot sidewalk within a 30-foot width.

Standards for the proposed 215 units are not provided. The proposed three accesses with a 24-foot
paved width and would provide a level of access similar to that required for the development sizes
listed.. The standard is met.

Street And Utility Improvements Standards (Section 18.810):

Chapter 18.810 provides construction standards for the implementation of public and private
facilities and utilities such as streets, sewers, and drainage. The applicable standards are
addressed below:

Streets:
Improvements:
Section 18.810.030.A.1 states that streets within a development and streets adjacent shall be

improved in accordance with the TDC standards.

Section 18.810.030.A.2 states that any new street or additional street width planned as a
portion of an existing street shall be dedicated and improved in accordance with the TDC.

Minimum Rights-of-Way and Street Widths: Section 18.810.030E requires minimum rights-of-
way and street widths for streets adjacent to or within a development.

The development is adjacent to SW Oak Street, a collector within the Washington Square Regional
Center Planning District (Chapter 18.630). The Tigard Transportation System Plan requites a bike path.

Required improvements to SW Oak Street includes a 20-foot paved width, planter and a 12-foot wide
separated bike path

No streets within the development are proposed.



This standard is expected to be met.

Street Alignment and Connections:

Section 18.630.040 and 18.810.030.H.1 state that full street connections with spacing of no
mote than 530 feet between connections is requited. Exceptions can be made where
prevented by bartiers such as topography, railroads, freeways, pre-existing developments,
lease provisions, easements, covenants or other restrictions existing prior to May 1, 1995
which preclude street connections. A full street connection may also be exempted due to a
regulated water feature if regulations would not permit construction.

Additional street connections in this area are precluded by surrounding existing development.

Grades and Curves: Section 18.810.030.N states that grades shall not exceed ten percent on
arterials, 12% on collector streets, or 12% on any other street (except that local or residential
access streets may have segments with grades up to 15% for distances of no greater than 250
feet). Centerline radii of cutves shall be as determined by the City Engineer.

The existing grades along the Oak Street frontage are minimal. No grade changes are proposed.
This standard is met.

Traffic Study: Section 18.810.030.CC Requires a traffic study for development proposals
meeting certain ctitetia.

The application includes a May 8, 2014, traffic impact study and a September 16, 2014, Left-turn
Analysis prepared by Kittelson & Associates, Inc. assessing the traffic impact on the sutrounding
streets and recommending any required mitigation. The study recommended specific reconfiguration
improvements at the SW 90" Avenue approach to SW Oak Street. The Left-turn Analysis
concluded that a left-turn lane along Oak Street was unneeded.

This standard may be met by condition.

Block Designs - Section 18.810.040.A states that the length, width and shape of blocks shall be
designed with due regard to providing adequate building sites for the use contemplated,
consideration of needs for convenient access, circulation, control and safety of street traffic and
recognition of limitations and opportunities of topography.

Block Sizes: Section 18.810.040.B.1 states that the perimeter of blocks formed by streets shall
not exceed 2,000 feet measured along the right-of-way line except:

e Where street location is precluded by natural topography, wetlands or other bodies of water
ot, pre-existing development ot;
e For blocks adjacent to arterial streets, limited access highways, major collectots or

railroads.
e For non-residential blocks in which internal public citculation provides equivalent access.

Additional connections in this area are precluded by surrounding wetlands and existing
development.

Easements:

Section 18.810.050 states that easements for sewers, drainage, watet mains, electric lines, or
other public utilities shall be either dedicated or provided for in the deed restrictions, and
where a development is traversed by a watercourse or drainageway, there shall be provided a



stormwater easement or drainage right-of-way conforming substantially to the lines of the
watercoutse.

Section 18.810.050.B states that a property owner proposing a development shall make
arrangements with the city, the applicable district, and each utility franchise for the
provision and dedication of utility easements necessary to provide full services to the
development. The city’s standard width for mainline easements shall be 15 feet unless
otherwise specified by the utility company, applicable district, or city engineer.

The site is fully served by existing utilities. Applicant has stated that any requited easements for
utilities will be provided. This standard may be met by condition.

Sidewalks: Section 18.810.070.A requires that sidewalks be constructed to meet City design
standards along at least one side of private and industrial streets.

No streets are proposed. This standard is met.

Section 18.810.070.B states that if there is an existing sidewalk on the same side of the street
as the development within 300 feet in either direction, the sidewalk shall be extended from
the site to meet the existing sidewalk, subject to rough proportionality.

No additional sidewalks are required.
Bike lanes: Subsection 18.819.110A requites bike lanes where identified in the Tigard TSP.

The TSP identifies a multiple use path along Ash Creek. An easement for the path is required.
Easement documents must be approved ptior to construction, and final documents must be
approved and recorded ptior to occupancy.

Sanitary Sewers:

Sewers Required: Section 18.810.090.A requires that sanitary sewer be installed to setrve each
new development and to connect developments to existing mains in accordance with the
provisions set forth in Design and Construction Standards for Sanitary and Surface Water
Management (as adopted by Clean Water Services in 1996 and including any future revisions
or amendments) and the adopted policies of the comprehensive plan.

Sewer Plan approval: Section 18.810.090.B requires that the applicant obtain City Engineer
approval of all sanitaty sewer plans and proposed systems prior to issuance of development
permits involving sewer service.

Over-sizing: Section 18.810.090.C states that proposed sewet systems shall include
consideration of additional development within the area as projected by the Comptehensive
Plan.

Private sewer lines from the buildings will be extended to a public line in SW Oak Street. No public
sewers are proposed or required.

Storm Drainage:

General Provisions: Section 18.810.100.A requires developers to make adequate provisions
for storm water and flood water runoff.



The site will drain to catch basins in the parking lots and will be directed to private outfalls along the
wetland buffer at the south side of the site.

Accommodation of Upstteam Drainage: Section 18.810.100.C states that a culvert or other
drainage facility shall be large enough to accommodate potential runoff from its entire
upstream drainage area, whether inside or outside the development. The City Engineer
shall approve the necessary size of the facility, based on the provisions of Design and
Construction Standards for Sanitary and Surface Water Management (as adopted by Clean
Water Services in 2000 and including any future revisions or amendments).

A culvert crossing SW Oak Street currently conveys offsite runoff from the north. The culvert will
be replaced and extended as a public storm drain to the wetlands south of the site. .An easement will
be provided. These standards may be met by condition.

Effect on Downstream Drainage: Section 18.810.100.D states that where it is anticipated by
the City Engineer that the additional runoff resulting from the development will overload an
existing drainage facility, the Director and Engineer shall withhold approval of the
development until provisions have been made for improvement of the potential condition or
until provisions have been made for storage of additional runoff caused by the development
in accordance with the Design and Construction Standards for Sanitary and Surface Water
Management (as adopted by Clean Water Setvices in 2007 and including any future
revisions or amendments).

Site runoff will be directed to Ash Creek. This standard may be met by condition.

Storm Water Quality:

The City has agreed to enforce Surface Water Management (SWM) regulations established
by Clean Water Services (CWS) Design and Construction Standards (adopted by Resolution
and Order No. 07-20) which require the construction of on-site water quality facilities. The
facilities shall be designed in accordance with the CWS Design and Construction Standards
for Sanitary Sewer and Surface Water Management and shall be designed to remove 65
percent of the phosphorus contained in 100 percent of the storm water runoff generated
from newly created impervious surfaces. In addition, a maintenance plan shall be
submitted indicating the frequency and method to be used in keeping the facility
maintained through the year.

An underground water quality facility is proposed to treat onsite runoff. Swales in a planter will be
used to treat runoff from SW Oak Street. This standard may be met by condition.

In 1997, Clean Water Services (CWS) completed a basin study of Fanno Creek and adopted
the Fanno Creek Watershed Management Plan. Section V of that plan includes a
recommendation that local governments institute a stormwater detention/effective
impetvious area reduction program resulting in no net increase in storm peak flows up to
the 25-year event. The City will require that all new developments resulting in an increase
of impervious surfaces of more than 1,000 square feet provide onsite detention facilities,
unless the development is located adjacent to Fanno Creek. For those developments
adjacent to Fanno Creek, the storm water runoff will be permitted to discharge without
detention, but a fee-in-lieu would be required.

The applicant’s engineer has submitted preliminary detention calculations for an underground
system. This standard may be met by condition.



Utilities:

Section 18.810.120 states that all utility lines, but not limited to those required for electric,
communication, lighting and cable television services and related facilities shall be placed
undetground, except for surface mounted transformers, surface mounted connection boxes
and meter cabinets which may be placed above ground, temporary utility setvice facilities
during construction, high capacity electric lines operating at 50,000 volts ot above, and:

e The developer shall make all necessary arrangements with the setving utility to provide
the undetground services;

o The City reserves the right to approve location of all sutface mounted facilities;

e All underground utilities, including sanitary sewers and storm drains installed in streets
by the developer, shall be constructed prior to the surfacing of the streets; and

e Stubs for setvice connections shall be long enough to avoid disturbing the street
improvements when service connections are made.

Exception to Under-Grounding Requirement: Section 18.810.120.C states that a developer
shall pay a fee in-lieu of under-grounding costs when the development is proposed to take
place on a street where existing utilities which are not undetground will serve the
development and the approval authority determines that the cost and technical difficulty of
under-grounding the utilities outweighs the benefit of under-grounding in conjunction with
the development. The determination shall be on a case-by-case basis. The most common,
but not the only, such situation is a short frontage development for which under-grounding
would result in the placement of additional poles, rather than the removal of above-ground
utilities facilities. An applicant for a development which is setrved by utilities which are not
undetground and which are located across a public right-of-way from the applicant’s
property shall pay a fee in-lieu of under-grounding.

There are existing ovethead utility lines along SW Oak Street across the street from the
development. Therefore, a fee in-lieu of $35 per frontage front is required and must be paid ptior to
final inspection. Submit a determination of the frontage length for approval before issuance of
building permits

Fire and Life Safety:
The applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R) for access and

hydrant location prior to any work on site.

Public Water System:

Tualatin Valley Water Disttict (TVWD) provides service in this area. The application includes 2
service provider letter from TVWD stating that adequate capacity is available to provide setvice to
the proposed development.

Prior to any work on site the applicant shall provide documented approval from the Tualatin Valley
Water District (TVWD) of the design of water service to the site. TVWD approval of construction
shall be obtained prior to final inspection.

Grading and Erosion Control:
CWS Design and Construction Standards also regulate erosion conttol to reduce the amount

of sediment and other pollutants reaching the public storm and surface water system
resulting from development, construction, grading, excavating, clearing, and any other
activity which accelerates erosion. Per CWS regulations, the applicant is required to submit
an erosion control plan for City review and approval prior to issuance of City permits.



The applicant shall meet the requirements of the Federal Clean Water Act regarding
National Pollutant Discharge Elimination System (NPDES) erosion control permits that
may be needed for this project.

The applicant shall follow all applicable requirements regarding erosion control, patticularly those of
the Federal Clean Water Act, State of Oregon, Clean Water Services, and City of Tigard including
obtaining and abiding by the conditions of NPDES 1200-C or 1200-C-N permits as applicable. .

Site Permit Required:
The applicant is required to obtain a Site Permit from the Building Division to cover all on-site

ptivate utility installations (watet, sewet, storm, etc.) and driveway construction. This permit shall be
obtained prior to any work on site and prior to issuance of the building permit.

Address Assignments:
The City of Tigard is responsible for assigning addresses for parcels within the City of Tigard. An

addressing fee in the amount of $50.00 per address shall be assessed. This fee shall be paid to the
City priot to the issuance of building permits.

For multi-tenant buildings, one address number is assigned to the building and then all tenant spaces
are given suite numbers. The City is responsible for assigning the main address and suite numbers.
This information is needed so that building permits for tenant improvements can be adequately
tracked in the City’s permit tracking system. Based upon the information provided by the applicant,
this building will be 2 multi-tenant building. Prior to issuance of the site permit, the applicant shall
provide a suite layout map so suite numbers can be assigned. The addressing fee will then be
calculated based upon the number of suites that must be addressed. In multi-level structures,
ground level suites shall have numbers preceded by a “1”, second level suites shall have numbers
preceded by a “2”, etc.

Sensitive L.ands (Section 18.775.070)

Section 18.775.070.B.2 requires that land form alterations shall presetve or enhance the
floodplain storage function and maintenance of the zero-foot rise floodway shall not result
in any encroachments, including fill, new construction, substantial improvements and other
development unless certified by a registered professional engineer that the encroachment
will not result in any increase in flood levels during the base flood discharge.

The applicant has submitted a zero-rise analysis showing that the proposed development will not
cause an increase in the 100-year water surface elevation of Ash Creek. This requitement is met.

Section 18.775.070.B.3 requires that land form alterations ot developments within the 100-
year floodplain shall be allowed only in areas designated as commercial or industrial on the
comptrehensive plan land use map.

Proposed land form alterations are confined to portions of the site designated as MUE-1.

Section 18.775.070.B.4 requires that where a land form alteration or development is
permitted to occur within the floodplain it will not result in any increase in the watet surface
elevation of the 100-year flood;

The applicant has submitted a zero-rise analysis showing that the proposed development will not
cause an increase in the 100-year water surface elevation of Ash Creek. This requitement is met.



Section 18.775.070.B.5 requites that land form alteration or development plan includes a
pedesttian/bicycle pathway in accordance with the adopted pedestrian/bicycle pathway
plan.

Dedication of a public pedesttian easement is proposed. Since there are no current plans for a
pathway, an easement will be required over the entirety of the floodplain. An approved easement
agreement is required before beginning work and must be recorded before final inspection.

Section 18.775.070.B.7 requires that the necessary U.S. Army Corps of Engineers and State of
Oregon Land Board, Division of State Lands, and CWS permits and approvals shall be
obtained;

The applicant has submitted applications for these permits. Approved permits will be required
before beginning any work

Section 18.775.070.B.8 requires that where land form alterations and/or development are
allowed within and adjacent to the 100-year floodplain, the City shall require the
consideration of dedication of sufficient open land area within and adjacent to the
floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain
in accordance with the adopted pedestrian/bicycle pathway plan.

A public pedestrian easement for the Washington Square Regional Central Trail is proposed. .

Section 18.775.070.D.2 requires that the extent and nature of the proposed land form
alteration or development in a drainageway will not create site disturbances to the extent
greater than that required for the use.

The disturbance will be limited to that required to replace the portion of the drainageway along
the western side of the site with a public with a public storm drain. This requirement is expected
to be met.

Section 18.775.070.D.3 requires that he proposed land form alteration or development within
the drainageway will not result in erosion, stream sedimentation, ground instability, ot other
adverse on-site and off-site effects or hazards to life or property.

Relocating the drainageway to a storm drain and providing an adequate outfall is expected to
prevent these adverse effects.

Section 18.775.070.D.4 requires that the water flow capacity of the drainageway is not
dectreased.

The storm drain receiving the flow from the drainageway will have adequate capacity. This
requirement will be met.

Section 18.775.070.D.5 whete natural vegetation has been removed due to land form
alteration or development, the areas not covered by structures ot impetvious sutfaces will be
replanted to prevent erosion in accordance with Chapter 18.745, Landscaping and
Screening.

Restoration will be required at the southern end of the drainageway. This work is expected to be
required by the permits of other agencies.



Section 18.775.070.D.6 requires that the drainageway will be replaced by a public facility of
adequate size to accommodate maximum flow in accordance with the adopted 1981 Master
Drainage Plan.

The public storm drain replacing the drainageway will be sized to have the required capacity.

Section 18.775.070.D.7 requires that the necessary U.S. Atmy Cotps of Engineers and State
of Oregon Land Board, Division of State Lands and CWS approvals shall be obtained for
work within a drainageway.

U.S Army Corps of Engineers, Division of State Lands and CW'S permit applications have been
submitted. Approved permits will be required before any work begins.

Section 18.775.070.D.8 requires that where land form alterations and/or development are
allowed within and adjacent to the 100-year floodplain, the City shall require the
consideration of dedication of sufficient open land area within and adjacent to the
floodplain in accordance with the Comprehensive Plan,

A public pedestrian easement for the Washington Square Regional Central Trail is proposed. .

Recommendations:

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO ANY WORK
ON SITE:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for teview and approval:

Prior to any wotk on site, a Public Facility Improvement (PFI) permit is required for this
project to cover street improvements, public utility issues, and any other work in the public
right-of-way. Six (6) sets of detailed public improvement plans shall be submitted for review to
the Engineering Department. The PFI permit plan submittal shall include the exact legal
name, address and telephone number of the individual or corporate entity who will be
designated as the “Permittee”, and who will provide the financial assurance for the public
improvements. Failure to provide accurate information to the Engineering Department will
delay processing of project documents.

Prior to any work on site, the applicant shall obtain all permits and setvice provider letters
necessary from all appropriate agencies (such as Washington County, Clean Water Setvices, and
the Oregon Division of State Lands) for all work to be done on site.

Prior to any work on site, the applicant shall obtain approval from the City Engineer for the
street design which is anticipated to include a 20-foot paved half width plus an 8-foot planter
and 12-foot sidewalk in a 40-foot right-of-way half width.

Prior to any wotk on site, the applicant shall obtain approval from the City Engineer of an
design access report.

Prior to any work on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for the final design of the sanitary sewer system to serve the site
and any downstream impacts.



Prior to any work on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for the final design of the storm drainage system to serve the site
and any downstream impacts.

Priot to any wotk on site the applicant shall obtain city and CWS approval of the complete
design of the stormwater detention facilities and maintenance plans for them, inclhuding
maintenance tequitements and provisions for any treatments used.

Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for an easement over the entirety of the undeveloped area along
Ash Creek for the construction, operation and maintenance of a multiple use path.

Prior to any work on site, the applicant shall provide documented approval from the
Tualatin Valley Water District (VWD) of the design of water service to the site.

Prior to any wotk on site, the applicant shall provide approval from Tualatin Valley Fire &
Rescue (TVF&R) for the planned access and hydrant location.

Prior to any ground disturbance on the site, the applicant shall obtain an erosion control permit
issued by the City of Tigard pursuant to ORS 468.740 and the Federal Clean Water Act.

An erosion control plan shall be provided as part of the Public Facility Improvement (PFI)
permit drawings. The plan shall conform to the "Erosion Prevention and Sediment Control
Design and Planning Manual, February 2003 edition (and any subsequent versions or updates).”

Prior to any work on site, the applicant shall provide an approved easement agreement for
the construction, operation and maintenance of a public path across the entirety of the site
floodplain.

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO ISSUANCE OF
A BUILDING PERMIT:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for review and apptoval:

Priort to issuance of building permits, the applicant shall obtain all permits and service provider
letters necessaty from all approptiate agencies (such as Washington County, Tualatin Valley
Water Department and Clean Water Services) for all work to be done on site.

Prior to issuance of building permits, the applicant shall obtain approval from Tualatin Valley
Fire and Rescue.

Prior to issuance of building permits, the applicant shall obtain city and CWS approval of
plans fot the construction of the stormwater treatment facilities.

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO FINAL
INSPECTION:

Submit to the Engineeting Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for review and approval:



Prior to final inspection, all elements of the proposed infrastructure (such as transportation,
sanitary sewer, storm drainage, water, etc.) shall be in place and operational with accepted
maintenance plans. The developer’s engineer shall provide written certification that all
improvements, workmanship and materials are in accord with current and standard
engineeting and construction practices, and ate of high grade, prior to city acceptance of the
development’s improvements or any portion thereof for operation and maintenance.

Prior to final inspection, the applicant shall obtain city approval of complete construction of
the transportation infrastructure, which is anticipated to include a 20-foot paved half width
plus an 8-foot planter with trees, lights, underground utilities and 12-foot sidewalk in a 40-
foot tight-of-way half width.

Prior to final inspection, the applicant shall obtain approval from the City Engineer and
othet approptiate agencies of the construction of the sanitary sewer system to serve the site
and mitigation of any downstream impacts.

Prior to final inspection, the applicant shall obtain city and CWS approval of the complete
construction of the stormwater treatment facilities and maintenance plans.

Prior to final inspection, the applicant shall obtain city approval of the complete
construction of the ptoposed driveways. The applicant’s engineer shall submit a final access
repott to City engineering staff which verifies design of driveways and streets to be used by
site traffic are safe by meeting adequate stacking needs, sight distance and deceleration
standatds as set by the City and AASHTO.

Prior to final inspection, the applicant shall provide approval from Tualatin Valley Fire &
Rescue (TVF&R) for access and hydrant location and any necessary construction prior to
final inspection.

Prior to final inspection, the applicant shall record the approved easement agreement for the

construction, operation and maintenance of a public path across the entirety of the site
floodplain.
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EXHIBITB

www.tvfr.com

Tualatin Valley
Fire & Rescue

December 3, 2014

City of Tigard
13125 SW Hall Bivd
Tigard OR 97223

Re: A + O Apartments Planned Development

Thank you for the opportunity to review the proposed site plan surrounding the above named development
project. Tualatin Valley Fire & Rescue endorses this proposal predicated on the following criteria and conditions
of approval:

1) NO PARKING SIGNS: Where fire apparatus roadways are not of sufficient width to accommodate parked
vehicles and 20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both
sides of the roadway and in turnarounds as needed. Roads 26 feet wide or less shall be posted on both
sides as a fire lane. Roads more than 26 feet wide to 32 feet wide shall be posted on one side as a fire
lane. Signs shall read “NO PARKING - FIRE LANE" and shall be installed with a clear space above grade
level of 7 feet. Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white
reflective background. (OFC D103.6)

2) SURFACE AND LOAD CAPACITIES: Fire apparatus access roads shall be of an all-weather surface that
is easily distinguishable from the surrounding area and is capable of supporting not less than 12,500 pounds
point load (wheel load) and 60,000 pounds live load (gross vehicle weight). You may need to provide
documentation from a registered engineer that the design will be capable of supporting such loading. (OFC
D102.1)

3) PAINTED CURBS: Where required, fire apparatus access roadway curbs shall be painted red and marked
“NO PARKING FIRE LANE" at approved intervals. Lettering shall have a stroke of not less than one inch
wide by six inches high. Lettering shall be white on red background. (OFC 503.3)

4) COMMERCIAL BUILDINGS - REQUIRED FIRE FLOW: The required fire flow for the building shall not

exceed 3,000 gallons per minute (GPM) or the available GPM in the water delivery system at 20 psi,
whichever is less as calculated using IFC, Appendix B. A worksheet for calculating the required fire flow is
available from the Fire Marshal's Office. (OFC B105.3) Please provide a current fire flow test of the
nearest fire hydrant demonstrating available flow at 20 psi residual pressure as well as fire flow
calculation worksheets. Please forward copies to both TVF&R as well as your water purveyor. Fire
flow calculation worksheets as well as instructions are available on our web site at www.tvfr.com.

5) FIRE HYDRANT NUMBER AND DISTRIBUTION: The minimum number and distribution of fire hydrants
available to a building shall not be less than that listed in Appendix C, Table C 105.1. Determine number of
hydrants required from fire flow calculations and distribute to meet minimum distance and spacing
requirements. An additional hydrant may need to be installed on SW 95" to meet this requirement.

Considerations for placing fire hydrants may be as follows:

North Operating Center Command & Business Operations Center South Operating Center Training Center

20665 SW Blanton Street and Central Operating Center 7401 SW Washo Court 12400 SW Tonquin Road
Aloha, Oregon 97007-1042 11945 SW 70" Avenue Tualatin, Oregon 97062-8350 Sherwood, Oregon 97140-9734
503-259-1400 Tigard, Oregon 97223-9196 503-259-1500 503-259-1600

503-649-8577



www.tvfr.com

Tualatin Valley
Fire & Rescue

o Existing hydrants in the area may be used to meet the required number of hydrants as approved.
Hydrants that are up to 600 feet away from the nearest point of a subject building that is protected
with fire sprinklers may contribute to the required number of hydrants.

e Hydrants that are separated from the subject building by divided highways or freeways shall not
contribute to the required number of hydrants. Heavily traveled collector streets only as approved
by the fire code official.

6) PRIVATE FIRE HYDRANTS: To distinguish private fire hydrants from public fire hydrants, private fire
hydrants shall be painted red. (OFC 507.2.1, NFPA 24 & 291)

7) REFLECTIVE HYDRANT MARKERS: Fire hydrant locations shall be identified by the installation of
reflective markers. The markers shall be blue. They shall be located adjacent and to the side of the
centerline of the access road way that the fire hydrant is located on. In case that there is no center line,
then assume a centerline, and place the reflectors accordingly. (OFC 510.1)

8) PHYSICAL PROTECTION: Where fire hydrants are subject to impact by a motor vehicle, guard posts,
bollards or other approved means of protection shall be provided. (OFC 507.5.6)

9) CLEAR SPACE AROUND FIRE HYDRANTS: A 3 foot clear space shall be provided around the
circumference of fire hydrants. (OFC 507.5.5)

10) ACCESS AND FIRE FIGHTING WATER SUPPLY DURING CONSTRUCTION: Approved fire apparatus
access roadways and fire fighting water supplies shall be installed and operational prior to any combustible
construction or storage of combustible materials on the site. (OFC 1410.1 & 1412.1)

11) KNOX BOX: A Knox Box for building access is required for this building. Please contact the Fire Marshal's
Office for an order form and instructions regarding installation and placement. (OFC 506.1)

12) PREMISES IDENTIFICATION: Buildings shall have approved address numbers, building numbers or
approved building identification placed in a position that is plainly legible and visible from the street or road
fronting the property. These numbers shall contrast with their background. Address numbers shall be
Arabic numerals or alphabet numbers. Numbers shall be a minimum of 4 inches high with a ¥ inch stroke.

(OFC 505.1)

13) FIRE DEPARTMENT ACCESS TO EQUIPMENT: Fire protection equipment shall be identified in an
approved manner. Rooms containing controls for HVAC, fire sprinklers risers and valves or other fire
detection, suppression or control features shall be identified with approved signs. (OFC 509.1)

ADDITIONAL COMMENTS: The above listed criteria are preliminary potential applicable conditions
that MAY apply to this project.

If you have questions or need further clarification, please feel free to contact me at 503-259-1504.

Sincerely,

ot 20ty

John Wolff
Deputy Fire Marshal

Copy: TVF&R Flle
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EXHIBIT C

Ad

December 4, 2014

Gary Pagenstecher
Associate Planner
13125 SW Hall Blvd.
Tigard, OR 97223

RE: Case File Number, CPA 2014-2

Thank you for the opportunity to comment on the proposed development on SW Oak St. TriMet
Bus Lines 76 & 78 serve the area with a bus stops located on SW Greenburg Rd at Washington
Square Rd. These stops sec an average of 80 people boarding and alighting on weekdays. In
addition 4 lifts of riders in mobility devices occur on an average month at this location. Activity
may increase with development.

TriMet is interested in maintaining this stop and hopes to safely encourage ridership through
supportive development. The purpose of our recommendations is to minimize traffic irapacts of
new development and maximize ridership by encouraging patterns that arc transit, bicycle, and
pedestrian supportive.

TRIMET STAFF RECOMMENDATIONS

Ensure sidewalk connectivity: Presently the south side of Oak Street has gaps in the sidewalk
infrastructure. Developer should ensure that there is a safe and comfortable pathway to walk to
Greenburg Rd from the new development.

Consider sidewalk lighting: The nature of the streetscape is conducive to shadows. Proper
lighting will ensure new residents feel comfortable walking to and from the bus.

Consider negotiating an easement with the owner of the property at 10250 SW Greenburg
Rd for the purpose of a shelter: Shelter from the elements can make taking iransit much more
palatable. There is not sufficient public right-of-way for a shelter. This is the property adjacent
to the bus stop where residents of this development would most likely board. If an easement
were t0 be obtained and a 5* deep by 20° wide concrete pad were placed behind the right-of-way,
TriMet could place and maintain a shelier for residerits wishing to take the bus.

Again, thank you for your time and consideration. If you have any questions, please contact me
at 503-962-6478.

__._w,_..__hSinQ%rgly- N
Grant O’Connell, Planner II

Transit Development
Capital Projects

Tri-Couniy Metropolitan Transportation District of Oregon
1800 SW 1st Avesriue, Suite 20C, Portland, Oregun 97201 o 503-238-RIDE {7433) » 1TV 7-3-1 » trimetong



Exhibit D
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To SW Greenburg Rd,

HWY 217 and

Washington Square

P

Oak Street
frontage

lanned Development Concept Plan

11.17 acre property

Approximately 4.44 acre development site
Approximately 0.50 acre wetland fill
Approximately 6.80 acre wetlands/open space
Multi-family buildings, 4 story

210-225 dwelling units total

Density target 50-55 dwelling units/acre

Pool and other recreation opportunities
Enhanced wetland meadow

Future trail easement to Ash Creek trail or boardwalk
Oak Street frontage improvement

Ash Creek

improvement

To

wetland buffer boundary
wetland/buffer fill

extent of grading
Original site area 11.17 acres
Right of way dedication  0.32 acres
Net site 10.85 acres
Existing wetlands 6.62 acres
Proposed wetlands fill  0.42 acres
Preserved wetlands 6.20 acres
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Exhibit E
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1.0 INTRODUCTION

DBG Oak Street, LLC proposes to develop 215 multi-family residential dwelling units within
four, 4-story multi-family residential buildings on 11.17 acres south of SW Oak Street in Tigard.
The property encompasses tax lots 1303, 4000, 4100, 4200, 4300, and 4400. A wetland
delineation conducted in February 2014 by Pacific Habitat Services, Inc. (PHS) identified 6.62
acres of wetland within the proposed development site, plus Ash Creek, which flows to the west
at the site’s southern boundary.

The wetland is designated as “significant” (i.e. a Statewide Planning Goal 5 resource) on the City
of Tigard’s “Wetlands and Streams Corridors Map” and is protected. The City does not allow
any land form alterations or developments within or partially within a significant wetland, except
as allowed/approved pursuant to Section 18.775.130. As described in Section 18.775.130 Plan
Amendment, the City allows applicants to impact significant wetlands if one of two options can
be demonstrated. The first option is to conduct an Economic, Social, Environmental, and Energy
(ESEE) Analysis that shall consider the consequences of allowing the proposed conflicting use.
The second option is to demonstrate the wetland’s “insignificance.” PHS reviewed the
significance thresholds included as an addendum to the City of Tigard’s Local Wetlands
Inventory and determined that even though the quality of the wetland, its connection to Ash
Creek still ensures it would be regarded as significant. As such, the applicant is submitting an
ESEE analysis for a quasi-judicial comprehensive plan amendment under a Type 1V procedure.

This document focuses on the significant wetland and does not include a significant habitat
evaluation. It is understood the significant habitat evaluation is an incentive based, non-
regulatory element within the City's regulatory frame work.

2.0 ESEE ANALYSIS

The applicant has prepared an ESEE consequences analysis in accordance with OAR 660-23-
040. The ESEE analysis is used to determine whether a jurisdiction will allow, limit or prohibit a
use that may conflict with preservation of the significant natural resource. For the proposed
development on SW Oak Street, the subject properties include a Goal 5 resource considered
significant (i.e. the wetland that borders Ash Creek).

The Goal 5 ESEE analysis involves evaluating the tradeoffs associated with different levels of
natural resource protection. As required by the Goal 5 rule, the evaluation process involves
identifying the consequences of allowing, limiting or prohibiting conflicting uses in areas
containing significant natural resources. Specifically, the rule requires the following steps:

e ldentify conflicting uses — A conflicting use is “any current or potentially allowed land
use or other activity reasonably and customarily subject to land use regulations that could
adversely affect a significant Goal 5 resource.” [OAR 660-23-010(1)]

e Determine impact area — The impact area represents the extent to which land uses or
activities in areas adjacent to natural resources could negatively impact those resources. The
impact area identifies the geographic limits within which to conduct the ESEE analysis.
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e Analyze the ESEE consequences — The ESEE analysis considers the consequences of a
decision to either fully protect natural resources; fully allow conflicting uses; or limit the
conflicting uses. The analysis looks at the consequences of these options for both
development and natural resources.

e Develop a program — The results of the ESEE analysis are used to generate
recommendations or an “ESEE decision.” The ESEE decision sets the direction for how
and under what circumstances the local program will protect significant natural resources.

The site of the proposed development has been evaluated in a prior ESEE Analysis. The ESEE
Analysis (Tualatin Basin Goal 5/ Natural Resources ESEE Analysis) was prepared in March 2005
by the Tualatin Basin Partners for Natural Places and by Angelo Eaton & Associates. It addressed
Riparian Corridors (OAR 660-023-0090); Wildlife Habitat (OAR 660-023-0110); and Inner and
Outer Impact Areas. The report divided their study area into sixty nine “streamsheds”. The
proposed project is located within the Ash Creek Streamshed (Local site #2) (Figure 1). The ESEE
analysis also included information from Metro. For its Goal 5 inventory, Metro divided the entire
region into twenty-seven “Regional Sites”. The Metro “Regional Sites” were developed using 5th
and 6th field watershed mapping. The proposed project is located in Regional Site #12 (Figure 2).

2.1 IDENTIFICATION OF IMPACT AREA

Under the Goal 5 rule, “local governments shall determine an impact area for each significant
resource site. The impact area shall be drawn to include only the area in which allowed uses could
adversely affect the identified resource. The impact area defines the geographic limits within
which to conduct an ESEE analysis for the identified natural resource” (OAR 660-23-040(3)).

2.1.1 Overview of Existing Local Land Uses

As stated above, the proposed project is located within the Ash Creek Streamshed (Local site #2).
Land uses within the streamshed primarily include low density single family residential and high
density commercial and mixed use located along major roads. The streamshed is largely
developed, with only 40 acres (4%) of the streamshed identified in the City buildable lands
inventory (BLI) as vacant or redevelopable. Within the resource areas, 17 acres are designated as
buildable. Tigard’s BLI includes vacant sites, consisting of individual or combinations of parcels,
Ya acre or larger. It excludes all Title 3 protected areas (floodplain, wetlands, and buffers). The 17
acres in question are designated for either light or moderate protection. The resource type involved
is upland wildlife habitat.

Located within the streamshed are the Washington Square Mall, Lincoln Center, and other
commercial developments. While the amount of vacant land within this streamshed is small, the
potential for redevelopment is relatively large because a major portion of the area falls within the
Washington Square Regional Center Plan area. The Washington Square Plan calls for higher
density urban development. This higher density includes mixed use developments within the plan
area. Other uses in the streamshed include single family attached and detached structures, multi-
family developments, Metzger Park, a public golf course, Metzger Elementary School, offices,
retail establishments, and eating and drinking establishments. Also present is the subject property
and the adjacent pasture located south of Ash Creek and north of Highway 217.
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According to Clean Water Services (CWS), the amount of overall effective impervious area
(EIA) within the regional site is 21%. The EIA is a very high 42-70% in the area of the
Washington Square Mall and a high 23-41% in the other commercially developed areas. In
contrast, the EIA within the residentially developed areas is a low 1-13%.

2.1.2 Overview of Local Natural Features

According to Metro’s Regionally Significant Riparian and Wildlife Inventory, Regional Site #12
(2,693.5 acres) contains streams that generally have a medium gradient. Anadromous fish are
present in 7 of the 46 stream miles located within the regional site. The Natural Resource
Assessment Technical Report for the Washington Square Regional Center Implementation Plan
indicates that Ash Creek offers poor habitat for fish. This is because important habitat elements
such as large woody debris, cold water temperatures, pool and riffle complexity, and quality
spawning gravel areas are largely absent from the area’s stream system.

The Tualatin Basin Existing Environmental Health Report (EEHR) rates the overall health of the
Regional Site as fair. In terms of the individual components used to assess health, wildlife habitat
is rated as fair, water quality as poor and riparian vegetation as fair.

Conifer and hardwood forests are identified as the predominant habitat types within the resource
site, with wetlands accounting for 13% of the site’s wildlife habitat. The regional site accounts
for nearly 4% of the regional wetlands and ranks 6th among the 27 resource sites in terms of
wetland acreage. The site is characterized as having relatively small habitat patches with little
forest interior, but reasonably good connectivity and very good water resources.

The City’s local Goal 5 inventory, conducted in 1994, indicates that water quality is excellent in
the stream's upstream reach (including the south fork of Ash Creek). Water quality deteriorates
as the stream flows downstream through residential areas and receives stormwater run-off from
these areas. This conclusion is consistent with the finding of the EEHR and the Natural Resource
Technical Assessment Report, prepared for the Washington Square Regional Center
Implementation Plan.

2.1.3 Natural Resources within the Development Property

Land use adjacent to the proposed development includes residential, commercial, and open
space. The proposed development consists of six tax lots with four houses. The houses are
located in the northern portion of the study area along SW Oak Street and include paved
driveways, accessory buildings, and existing landscape vegetation. One of the houses is vacant;
the other three are currently occupied. Within the study area, PHS identified one large wetland
(designated as Wetland A), a stormwater ditch, and Ash Creek. PHS conducted the wetland
delineation in February, 2014 (Figure 3).

Wetland A: Wetland A is located in the southern half of the study area, and is approximately
288,490 square feet (6.62 acres). The Cowardin class is palustrine, emergent, seasonally flooded
(PEMC) and the HGM class is Slope. The wetland slopes gently from north to south, and
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continues to the edge of Ash Creek. Vegetation within the wetland consists of pasture grasses;
meadow foxtail (Alopecurus pratensis), tall fescue (Festuca arundinacea), creeping bentgrass
(Agrostis stolonifera), and velvet grass (Holcus lanatus, FAC). Reed canarygrass (Phalaris
arundinacea) is present in the western portion of the wetland. Other facultative pasture grasses
are likely present, but due to the time of year, identification was not possible. VVegetation in the
adjacent upland consists of the same pasture grasses as in the wetland, however Canada thistle
(Cirsium arvense) and Himalayan blackberry (Rubus armeniacus) are also present.

Soils within the wetland meet the definition for redox dark surface (F6), and are considered
hydric. The soils within Wetland A were generally not saturated; hydrology was satisfied using
the oxidized rhizospheres indicator, or secondary indicators, including raised ant mounds and
geomorphic position. Wetland A continues east, west, and south outside of the study area.

A 48,228 sq. ft. (1.11 acre) vegetated corridor regulated by Clean Water Services exists adjacent
to the wetland to the north. Due to past disturbance, the quality of the vegetated corridors is
considered to be degraded.

Stormwater Ditch: A stormwater ditch is located in the northwestern portion of the study area.
It covers approximately 471 square feet (0.01 acre) within the study area. The ditch carries
stormwater from SW Oak Street, as well as from the existing condominium complex located
north of SW Oak Street, and empties into Wetland A.

Ash Creek: Ash Creek provides rearing and migration habitat for Lower Columbia River winter
steelhead trout to river mile 1.53 (including the reach adjacent to the project site). Ash Creek is a
straightened channel within the project area, with a degraded riparian area.

2.1.4 Ildentification of Impact Area

The Impact Area for the ESEE is defined as the 11.17 acres south of SW Oak Street in Tigard,
which includes tax lots 1303, 4000, 4100, 4200, 4300, and 4400, all of Wetland A, the
stormwater ditch, the vegetated corridor, and Ash Creek.

2.2 Potential Conflicting Uses within the Impact Area

The proposed development is located within District C (Lincoln Center-Ash Creek), one of five
districts within the Washington Square Regional Center Plan. The Regional Center Plan
describes strategies that make the most efficient use of urban land in the face of dramatic
population growth. Regional centers aim to reach densities of 60 people an acre through housing
and employment - the metro area’s second-highest density after downtown Portland. Residents
of high density neighborhoods (Lincoln Center is designated as one of the highest within the plan
area) will have easy access to nearby jobs, essential services and retail resources. One important
component of developing within the property is adherence to the plan’s vision of maintaining the
functions of Ash Creek and adjacent sensitive areas. As described in the plan: “plantings,
setbacks and other mitigation and enhancement techniques will buffer Ash Creek and adjacent
sensitive areas from disturbance.” As will be described in detail below, the proposed
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development achieves a high residential density, while preserving and enhancing Ash Creek and
adjacent sensitive areas.

Within the property, 0.33 acres of right-of-way will be dedicated for the widening of SW Oak
Street across the site’s frontage leaving a potential development area of 10.84 acres; however,
the property includes 6.62 acres of jurisdictional wetland and Ash Creek, which flows to the west
along the southern property boundary. The project proposes to unavoidably impact 0.42 acres of
this lower quality wetland closer to Oak Street, but will preserve 6.2-acres of remaining wetland,
which will be protected in perpetuity (Figure 4). There are also 1.02 acres of vegetated corridor
impacts and the preservation and enhancement of 0.09 acres. Of the 6.2 acres, 3.2 acres will be
enhanced with native tree and shrubs plantings, leaving 3 acres unplanted to create habitat
diversity within the floodplain of Ash Creek. The 3.2 acres of enhancement is a voluntary action
by the applicant and is not proposed as required mitigation (credits from a local wetland
mitigation bank will be purchased to satisfy the Department of State Lands and US Army Corps
of Engineers’ mitigation requirements).

The density of the project will be 51.8 units per net acre on the development portion of the site,
and 19 dwelling units per acre for the entire site. The project site includes six existing parcels,
which will be consolidated into a single parcel prior to site development. If a separate tract is
required to be created for the open space area, a property line adjustment application will be
submitted and the parcels will be reconfigured to create a development parcel and a tract prior to
or concurrent with consolidation of the parcels. All existing buildings and site improvements will
be removed from the site with initial site grading.

Four, 4-story buildings are proposed and will be between 47-feet and 53-feet tall when viewed
from SW Oak Street. All together, the proposed buildings will contain 64 studio units of less
than 500 square feet in size, 98 one-bedroom units, and 53 two-bedroom units. The apartment
buildings will have similar appearances. Variations amongst the buildings will be provided by
their varied sizes and by different paint schemes and minor variations in trim packages. The
development will include a landscaped plaza with benches, community gardens for the use of
residents, landscape beds, and a bicycle parking pavilion. A 20-foot wide public pedestrian
easement will be provided along the western edge of the site and into the wetlands area to the
south for future development of a public pedestrian trail to connect with a future east-to-west
public trail near Ash Creek. The east-to-west trail is described in the City of Tigard’s Parks
Master plan as a portion of a planned Washington Square Regional Center Trail. The applicant
will work with the City on the provision of and the final locations for these public pedestrian
easements.

A total of 278 on-site parking spaces will be provided. Partially below-ground level parking
garages will provide covered parking spaces for 37 vehicles. A surface parking lot will be
located to the south of the buildings. A total of 241 surface parking spaces will be provided. The
applicant will work with a car share provider to encourage project residents to utilize shared
vehicles in order to reduce the demand for on-site parking. Information on a car share program(s)
will be provided to residents. A small number of conveniently located parking spaces may be
reserved for car share vehicles.
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The application to the City of Tigard requests a 9.15 percent reduction in the number of required
onsite parking spaces due to anticipated less than normal demand for parking spaces by project
residents, and in order to not increase the amount of proposed wetland impact to create additional
parking spaces. Less than normal demand is anticipated for parking due to the relatively small
size of the units providing housing for fewer residents (prevalence of studios and 1-bedroom
units compared to typical suburban apartment complexes); the availability of car share vehicles,
the availability of nearby transit; and the proximity to nearby shopping and employment
opportunities.

Construction of the proposed project will result in the placement of fill within 0.42 acres of the
wetland and 1.02 acres of the vegetated corridor. Mitigation for the wetland impacts are
described below, but will include the purchase of credits from the Tualatin Valley Environmental
Bank. The planting of 3.2 acres within the wetland and riparian area of Ash Creek is not
regarded as wetland mitigation, but is being voluntarily proposed by the applicant.

Numerous development plans have been proposed for the property since at least 1996. All of the
previous proposals would have resulted in greater than the proposed 0.42 acres of wetland
impact proposed in this application. Figures 5A-5C show previous development proposals.

Alternative 1: This alternative shows development of the entire site, from SW Oak Street all the
way to the banks of Ash Creek (Figure 5A). This scenario would have proposed impacts to
almost the entire 6.62 acres of wetlands and would have impacted the riparian area of Ash Creek.

Alternative 2: This alternative shows development of the central and northern portions of the site
(Figure 5B). Although impacts to the wetland are less than Alternatives 1 or 3, impacts to
Wetland A are still significant.

Alternative 3: This alternative shows development of the entire site, from SW Oak Street all the
way to the banks of Ash Creek (Figure 5C). Again, this scenario would have proposed impacts to
almost the entire 6.62 acres of wetlands and would have impacted the riparian area of Ash Creek.
In addition, this scenario shows a portion of Wetland A excavated to create a pond.

The Applicant also considered an alternative site plan that completely avoided Wetland A. This
alternative results in no impact to any jurisdictional wetlands; however, because of the City of
Tigard’s requirements for density and parking, this alternative reduces the amount of
developable area and does not meet project specific criteria as well as the preferred alternative.

For this proposal, the impact to the wetland is lessened significantly from prior proposals. The
project proposes to unavoidably impact 0.42 acres of this lower quality wetland closer to SW
Oak Street, but will preserve the 6.2 acres of remaining wetland, which will be protected in
perpetuity as described earlier. Of the 6.2 acres, 3.2 acres will be enhanced with native tree and
shrubs plantings, leaving 3.0 acres unplanted to create habitat diversity within the floodplain of
Ash Creek (Figures 6-6A).

The proposed design minimizes impacts by proposing underground parking, increasing the
building heights, and reducing the proposed number of units. The proposed development is
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clustered together. The proposed residential density is well below that desired by Metro for the
property.

Ash Creek provides rearing and migration habitat for steelhead trout, which is listed as
Threatened under the Federal Endangered Species Act. There will be no direct effects to
steelhead from the proposed development plan. The project includes a buffer of between
approximately 260 to 300 feet from the creek to the southern edge of the proposed development.
The list of trees and shrubs to be planted in the wetland and the riparian area is included below.

Wetland Enhancement — 3.2 acres (139,480 SF)

Botanical Name Common Name (ﬁ]e::gs:) Pla(r(;::r::%:tzrglty Quantity
Trees
Alnus rubra Red alder 5-6’ 10° 139
Crataegus douglasii Douglas hawthorn 5-6° 10° 349
Fraxinus latifolia Oregon ash 5-6° 10° 446
Salix lasiandra Pacific willow 5-6’ 10° 349
Thuja plicata Western red cedar 5-6 10° 112
Total 1,395
Shrubs/Small Trees
Cornus alba Red osier dogwood 2-3’ 5’ 2,092
Spiraea douglasii Douglas spiraea 2-3’ 5’ 1,744
Lonicera involucrata Twinberry 2-3’ 5’ 1,394
Physocarpus capitatus | Ninebark 2-3’ 5’ 1,744
Total 6,974

In addition to the buffer and the proposed plantings, all stormwater will be treated to that
required by the National Marine Fisheries Service’s Standard Local Operating Procedures for
Endangered Species (SLOPES) V. As such, there will be minimal impact to Ash Creek and the
majority of the wetland. Storm drainage runoff will be collected by building laterals and catch
basins for onsite runoff. Runoff will be treated using mechanical treatment devices such as
StormFilter catch basins and storm drain splitter manholes and StormFilter manholes. The
private storm drainage system will discharge to riprap pads above the wetlands in four locations
south of the parking area and retaining wall. Stormwater from these discharge points ultimately
will flow to Ash Creek through the intervening wetlands. It is anticipated that no on-site storm
water detention will be necessary. A Storm Drainage Report for the project is included as an
attachment to this application. Stormwater management will comply with SLOPES V, as
described in the Stormwater Management Plan prepared by Otak.

A discussion of alternatives for impacts to the vegetated corridor is included in Appendix B.
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2.3 Site Specific ESEE Analysis

This section considers the economic, social, environmental and energy consequences of the
following:

a. Prohibit conflicting uses providing full protection of the resource site.

b. Limit conflicting uses offering limited protection of the resource site (balance
development and conservation objectives).

c. Allow conflicting uses fully with no local protection for the resource site.

2.3.1 Environmental Consequences

Prohibit Conflicting Uses: If all conflicting uses are prohibited, then the wetland in its current
condition would be conserved. The wetland is privately owned and the property owner has no
plans to enhance the property should all conflicting uses be prohibited. Any proposed
development would likely be restricted to the redevelopment of the existing houses on SW Oak
Street and the wetland in its current condition would remain intact.

The wetland provides functions and values, but these are degraded due to past disturbance to the
site. Ash Creek likely flowed freely through the property prior to human settlement of the area,
but it was straightened decades ago and now forms the southern property boundary. The wetland
was grazed for many years and as a result many of the trees and shrubs that dominated the
wetland, such as Oregon ash and western red cedar, have been replaced by non-native pasture
grasses.

Even with the impacts from past human use, however, the wetland still provides important
functions and values. Water quality treatment is provided due to the fact that the stormwater
ditch discharges into the wetland before reaching Ash Creek. As such, the non-native grasses
within the wetland filters the stormwater flowing untreated from impervious surfaces upstream.
Wildlife habitat is provided by the open space adjacent to the creek and by the proximity of the
creek itself. The property likely serves as a travel corridor for a variety of common urban
wildlife species, but also for more uncommon species such as coyotes and deer. The property is
partially within the 100-year floodplain. Although the property does not detain flood flows for
any appreciable time, it likely provides temporary habitat for steelhead when water levels rise
above the top of the bank. The wetland also provides a visual buffer from the adjacent developed
areas.

Limit Conflicting Uses: If conflicting uses are limited, there will be a balance of development
and conservation objectives. The proposed development will unavoidably impact 0.42 acres of
the wetland, but will conserve 6.2 acres. As such, only approximately 6% of the wetland is
proposed for impact and approximately 94% of the wetland will be preserved in perpetuity (the
property owner will record a conservation easement on the undeveloped portion of the property).

There are short term construction-related impacts, which would occur when preparing land for
and constructing the proposed development. Construction activity will result in the excavation
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and removal of vegetation, or “ground disturbing activities.” However, these disturbances can be
restored through native plantings and a strictly enforced erosion control plan will ensure that
impacts are limited to the footprint of the proposed development. Construction noise can have a
detrimental impact on wildlife, especially during nesting periods.

The proposed development will impact a small portion of the total wetland on the site, but it will
have little effect on the overall functions and values that the wetland currently provides. It can be
argued that allowing the conflicting use will actually enhance the wetland by ensuring the
remaining portion of the wetland is enhanced. Limiting conflicting uses would ensure that the
remainder of the wetland is enhanced through the planting of native trees and shrubs. A total of
1,395 trees and 6,974 shrubs will be planted within 3.2 acres of the wetland. The remaining 3
acres will remain open to ensure there is a diversity of habitats within the remaining wetland.
Open wet meadows surrounded by dense woody vegetation provide an important niche for many
species of wildlife and can be uncommon in urban settings. The plantings will be focused on the
riparian area on the north side of Ash Creek, which will moderate water temperatures and
enhance the quality of instream habitat for salmonids by providing a source of food. The
enhancement will also be focused within the northern portion of the wetland adjacent to the
proposed development. The dense woody plant community adjacent to the development will
provide both a visual and a sound buffer between the wetland and the proposed development.

The proposed development will impact a small portion of the 100-year floodplain, but there will
be no net rise in floodplain elevation. The addition of 8,369 trees and shrubs to the wetland and
the floodplain will, over time, attenuate flood flows, ensuring water is released downstream
slower than under current conditions.

The proposed development will result in increased impervious surfaces. The proposed 11.28 acre
residential development project will consist of 4.39 acres of impervious surface, of which 3.93
acres will be new impervious surface. Allowing conflicting uses, however, will not degrade the
quality of the remaining wetland or Ash Creek. The applicant proposes to manage stormwater
through the use of proprietary water quality treatment filters, Low Impact Development Approach
(LIDA) planters, and underground detention chambers. The A+O Apartments site will be divided
into public and private stormwater management systems. Most of the private runoff will be
collected and conveyed to a proprietary water quality treatment filter facility and then to an
underground detention facility at the south side of the site. Runoff from two small private areas at
the eastern and western sides of the site will be treated with proprietary water quality treatment
filters and discharged directly to the Ash Creek floodplain without detention. The new impervious
area within the SW Oak Street public right-of way frontage will be treated by LIDA treatment
facilities (infiltration planters and/or swales). These structures will also provide detention for
smaller storm events. All onsite stormwater treatment facilities will be designed to treat the water
quality design storm event, which SLOPES V has identified as 50% of the 2-year, 24-hour storm
event. Runoff water quality treatment standards will be met using proprietary filter cartridges for
the private basins and LIDA facilities for the public impervious areas. The water quality storm
event generates 4,010 cubic feet of runoff from the onsite basin under proposed conditions. As the
proprietary treatment filters are a flow-based system, a design flow of 1.04 cubic feet per second
will be used for sizing the private water quality facilities. New impervious surfaces within the
public right-of-way will be treated using LIDA facilities sized to meet CWS design standards.
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LIDA swales and infiltration planters function by collecting runoff generated by the water quality
event and filtering it through 18-inches of water quality mix material, which is comprised of
topsoil, sand, and compost. Beneath the water quality mix layer is a section of open-graded rock
surrounding a perforated pipe. What stormwater does not infiltrate into the native soil is collected
and conveyed to the storm sewer system.

Allow Conflicting Uses: If conflicting uses are allowed, then theoretically a much larger
proportion of the wetland could be impacted by development. Obviously any impacts to the
wetland will need to be reviewed and approved by the Oregon Department of State Lands and the
US Army Corps of Engineers.

Allowing conflicting uses will result in the removal of vegetative cover and habitat for a variety of
wildlife. Lost habitat would include feeding places for birds, and loss of feeding and refuge areas
for mammals, reptiles, amphibians, and insects. Existing habitat may be replaced with lawns and
ornamental, non-native vegetation. Impervious surfaces may permanently replace native habitats.
The wildlife migration corridor that the property currently provides will likely be lost or severely
impacted depending on the level of wetland filled. The property currently provides habitat
connectivity along Ash Creek. Fences and other development can form barriers to wildlife
migration. As the range of habitat for indigenous wildlife becomes restricted and isolated,
opportunities for recruitment from other areas are limited and wildlife populations become
vulnerable to disease, predation and local extinction.

Increased impervious surface and vegetation loss can lead to increased storm runoff and peak
flows in streams, resulting in erosion, bank failure, flooding, and significant loss of fish and
aquatic habitat function. It is assumed, however, that the development resulting from allowing
conflicting uses will still need to adhere to the water quality and detention standards set by the
National Marine Fisheries Service and CWS.

The increase in impervious surface and storm runoff also leads to reduced groundwater recharge
and altered volumes of water in wetlands and streams contributed by groundwater. This can alter
an area’s hydrology by lowering surface water levels or groundwater tables and removing a local
source of water essential to the survival of fish, amphibians and aquatic organisms as well as
terrestrial animals. Clearing and grading activities can reduce the capacity of soil to support
vegetation and absorb groundwater by reducing soil fertility, microorganisms, and damaging soil
structure.

As with allowing limited conflicting uses, there are short term construction-related impacts,
which occur when preparing land for and constructing the proposed development. Construction
activity results in the excavation and removal of vegetation, or “ground disturbing activities.”
However, these disturbances can be restored through native plantings and a strictly enforced
erosion control plan will ensure that impacts are limited to the footprint of the proposed
development. Construction noise can have a detrimental impact on wildlife, especially during
nesting periods.

Pacific Habitat Services, Inc. / PHS #5341
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2.3.2 Economic Consequences

Prohibit Conflicting Uses: Prohibiting conflicting uses would keep the wetland intact and
likely limit the footprint of the proposed development activity to the existing houses on SW Oak
Street. The houses would be remodeled or torn down and replaced by new houses. As there will
be no change in density, prohibiting conflicting uses would impact the potential densities
planned for (and required) in the Washington Square Regional Center Implementation Plan. The
economic benefits for local businesses from developing a high density apartment complex would
not be realized. The applicant would also realize far less economic benefit from remodeling or
replacing the four houses.

There will be a loss in short term construction jobs required when the apartment complex is
developed. There are many studies that state living next to an open space increases property
values. As such, prohibiting conflicting uses could benefit property values on SW Oak Street in
the long term.

Limit Conflicting Uses: Balancing development and conservation goals for the property will
result in an economic gain for local businesses, while ensuring that adjacent properties benefit
from an enhanced and largely intact open space. The applicant’s proposed development of 215
multi-family residential dwelling units will economically benefit businesses in the area, such as
Washington Square and Lincoln Center. The applicant will also receive income generated by the
proposed development. There will be a gain in construction jobs generated by the construction of
the apartment complex.

Allow Conflicting Uses: Allowing conflicting uses would increase the population of people
residing in the apartment complex and would thus be expected to increase the economic gains of
local businesses. There would be more short term construction jobs required to construct the
larger complex.

Adjacent properties could be negatively impacted by the loss of open space and the increased
footprint of the apartment complex, which (at least temporarily) would not be in keeping with
adjacent developments.

2.3.3 Social Consequences

Prohibit Conflicting Uses: Prohibiting conflicting uses would result in the redevelopment of
the area of the houses along SW Oak Street, with the wetland remaining in its current degraded
condition. The wetland and the creek would remain in private property and would not be
accessible for educational purposes. As such, there would not be any benefit from passive
recreation (e.g. bird watching); however, the social benefits afforded from living adjacent to an
open space would remain intact.

Limit Conflicting Uses: Limiting conflicting uses would allow the development of the 215 unit
apartment complex and the enhancement of the wetland. The enhanced wetland and its proximity
to a relatively large population would establish new connections for people to the outdoors.

Pacific Habitat Services, Inc. / PHS #5341
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Although access to the enhanced wetland will be restricted by the home owners association, the
proximity of the enhanced resource will benefit passive recreation, such as bird watching.

By increasing the amount of buildable land inside the Urban Growth Boundary (UGB),
expansion of the UGB onto farm and grazing land could be slightly delayed.

Allow Conflicting Uses: Allowing conflicting uses would result in the loss of open space and
views, which could negatively affect adjacent properties and the local area as a whole. The
property is partly visible from Highway 217, so the visual impact of a large development, with
no associated enhancement, could have a negative social effect.

Wetlands provide educational opportunities for those living near them, which would be lost if
conflicting uses are allowed. Wetlands also provide opportunities for urban quiet and solitude,
the lack of which has adverse social consequences.

2.3.4 Energy Consequences

Prohibit Conflicting Uses: Prohibiting conflicting uses would result in the redevelopment of
the houses on SW Oak Street. This would increase the pressure to expand the UGB in the long
term, which could result in people needing to travel farther to work, school, and to shop, which
would increase energy consumption. This could also result in the need for new roads and
infrastructure further from population centers.

Limit Conflicting Uses: Limiting conflicting uses would result in the proposed enhancement of
the wetland and the addition of over 8,000 trees and shrubs to the wetland. Trees provide shade
that cools buildings in the summer and serve as a windbreak in the winter. Plants absorb sunlight
and transpire during the growing season, which can slightly reduce ambient air temperatures.
Trees help capture carbon dioxide, a contributing factor to global warming. Trees also reflect and
absorb solar radiation before it heats the ground, buildings, or pavement. Trees planted to the
south of a building, as will be the case with the proposed development, can reduce air
conditioning costs by blocking the sun during the summer.

Although access to the enhanced wetland will be limited, it can still provide local recreational
opportunities, thus reducing the need to drive for outdoor experiences (i.e. passive recreation
such as bird watching).

The applicant has asked the City of Tigard for permission to install less than the normally
required amounts of on-site parking so as to avoid additional impacts to the wetland. The
understanding is that fewer people will rely on owning their own vehicles. The development
property has excellent access to transportation corridors for public transportation, pedestrian and
bike routes, and local shopping areas, which will reduce energy consumption.

Allow Conflicting Uses: Allowing conflicting uses would increase the footprint and the density
of the proposed development. This would diminish the need to expand the UGB and ensure that
people were more centrally located to businesses, jobs and schools. The need for new
infrastructure to support the increase in population would be less. However, the loss of over
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8,000 trees and shrubs, which are proposed to be planted could negatively impact local climate
conditions. The larger property may not be buffered from the south by shade, which could
increase energy costs during the summer and winter.

3.0 COMPARISON WITH OTHER COMPARABLE SITES WITHIN
THE TIGARD PLANNING AREA AND ALTERNATIVE SITE
PLANS

DBG Oak Street, LLC conducted a thorough analysis of other comparable sites within the Tigard
planning area and concluded that none are available. Two potentially available properties were
identified as comparable to the proposed development site. Both properties are zoned MUR-1
(no maximum density; 50 units per acre minimum density). Despite the lack of a maximum
density requirement, the small size of these parcels and the surrounding pattern of development
(detached single-family homes and 2-story multi-family development) make the likelihood of
developing this site with over 75 units very unlikely.

The first site, known as the Davis property, is located on several parcels to the east, west, and
south of the proposed development site. The LWI maps large wetland areas within these parcels,
including Ash Creek and a large pond. The applicant expects that these parcels contain at least as
much wetland, if not more, than the proposed development site. Although these parcels together
total an acreage large enough for the proposed development, the landowner was unwilling to sell
the property when the proposed development was being designed.

The second site potentially available to the applicant is the Hunziker Road site. This site is
located approximately 1.5 miles southeast of the proposed development, west of Highway 217.
Although only encumbered by 1.25 acres of wetland (WD2011-0270), this parcel is steeply
sloped. As such, creating a relatively flat area for the development of high density housing would
require a large amount of earthwork. Because of the location of the wetland in the west-central
portion of the site, it is likely that the entire wetland would need to be filled to create a flat,
developable area.

The Hunziker Road property is zoned I-P industrial park, which does not allow for multi-family
development. This parcel is the largest remaining industrial site within the City of Tigard, and
the applicant inquired about the potential for a zoning change. Initial conversations with City
staff indicated that they are not supportive of a zoning change. The site abuts a low density
residential development, which could make it difficult and controversial for adjacent high-
density residential development.

Lastly, the presence of Highway 217 and Highway 99W between the Hunziker Road site and the
Washington Square Regional Center and the associated traffic congestion in that area
functionally disconnects these properties from the Regional Center. It is unlikely that the City of
Tigard would allow enough roadway improvements (i.e. sidewalks and bike lanes) to make this
area attractive for non-vehicular traffic. The lack of readily available sites of sufficient size and
zoning led the applicant to choose the proposed development site as the preferred development
site.
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Economic, Social, Environmental, and Energy (ESEE) Analysis for the A+O Apartments, SW Oak Street, Tigard
Page 13



4.0 ESEE DECISION

Prohibiting conflicting uses within the impact area would preserve the existing wetland, but will
remove the opportunities to enhance the resource. The property could not be developed with a
higher density, so the pressure to expand the UGB could be slightly increased. Local businesses
would not benefit from the larger population base. Construction jobs will be fewer. The open
space would be preserved in its current condition, which will preserve property values for
adjacent property owners.

Limiting conflicting uses would allow for the development of 215 dwelling units and the
planting of greater than 8,000 trees and shrubs in the adjacent wetland. The goals of the
Washington Square Regional Center Implementation Plan, which calls for higher densities closer
to urban centers, would be realized. The enhancement to the resource would ensure that wildlife
habitat is improved and the travel corridor along Ash Creek is preserved. When mature, the trees
and shrubs will attenuate flood flows. The trees will also moderate air temperatures during the
summer, which will decrease energy costs. The increased population density and the focus on
mass transit and car share programs will decrease energy reliance.

Allowing conflicting uses within the impact area will increase the population density and ensure
that local businesses receive the maximum economic gains. Short term construction jobs will be
increased. The loss of the open space would negatively impact wildlife habitat (e.g. travel
corridor) and wetland functions, such as groundwater recharge, water quality treatment, and
hydrologic enhancement. Impacts from increased development in the floodplain could negatively
impact adjacent properties. The loss of a visual buffer and open space could negatively impact
adjacent property values and investment values. The loss of the open space could diminish
recreational opportunities, such as bird watching. The lack of trees to the south of the proposed
development could decrease shading and increase energy costs during the summer.

Decision: The analysis concludes that limiting conflicting uses would result in the most
positive consequences of the three decision options. A limit decision will avoid many of the
negative consequences attributed to either allowing or prohibiting all conflicting uses. Through
the application of site design and development standards to conflicting uses, the impacts on the
significant wetland can be minimized (only 6% will be impacted) and the remaining resource can
be enhanced. There will be a relatively high level of economic, social, environmental and energy
benefits achieved. Limiting conflicting uses offers the most benefit to the wetland (through its
enhancement) and to the community, and strikes a balance between conflicting uses and planning
goals. The recommendation is to limit conflicting uses within the significant wetland.
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, PAcIFiIc HABITAT SERVICES, INC

9450 SW Commerce Circle, Suite 180 (800) 871-9333 @ (503) 570-0800 ® Fax (503)570-08E
Wilsonville, OR 97070

June 27, 2014

Damon Reische and Amber Wierck

Clean Water Services - Environmental Review
2550 Southwest Hillsboro Highway

Hillsboro, Oregon 97123

Re:  A+O Apartments; CWS File No. 14-001441
PHS Number: 5341

Damon and Amber:

Pacific Habitat Services, Inc. (PHS) has prepared this memorandum to address the mitigation
requirements pursuant to the development of the proposed A+O Apartments in Tigard, OR (Figures 1
and 2). As discussed in the Natural Resources Assessment (NRA), the project proposes to construct
215 multi-family residential dwelling units within four, 4-story buildings.

Plant Community A (48,228 square feet) encompasses the corridor adjacent to the northern and
western boundary of Wetland A. Approximately 44,295 square feet of permanent vegetated corridor
encroachment will result from the construction of the parking areas and stormwater treatment outfalls
(Figure 3). Mitigation for this encroachment will be accomplished through the enhancement of
Wetland A.

Mitigation for the encroachment will be accomplished through the enhancement of Wetland A.
Wetland enhancement (Figure 4) will consist of two areas planted to CWS’ densities for native trees
and shrubs. The southern planting area is located along Ash Creek, within the southern portion of
Wetland A. Under current conditions, the riparian area adjacent to Ash Creek is narrow, and dominated
by Oregon ash (Fraxinus latifolia), one-seed hawthorn (Crataegus monogyna), and Himalayan
blackberry (Rubus armeniacus). The northern planting area is located along the northern portion of
Wetland A, in an area dominated by non-native grasses, including reed canarygrass (Phalaris
arundinacea), meadow foxtail (Alopecurus pratensis), tall fescue (Festuca arundinacea), and creeping
bentgrass (Agrostis stolonifera).

A central planting area, located in the central portion of Wetland A, will consist of three smaller areas
that will be planted with native herbaceous species. This area of Wetland A is dominated by non-native
grasses, very similar to the northern planting area. Small areas will be cleared, and plugs of native
herbaceous species will be planted within the mixed grasses.

Oregon General Contractor: CCB# 94379
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The following table shows the proposed planting densities.

Wetland Enhancement for Northern and Southern Areas — 3.20 acres (139,480 SF)

_ Height Plant_ing _
Botanical Name Common Name (in feet) density Quantity
(on center)
Trees
Alnus rubra Red alder 5-6’ 10’ 139
Crataegus douglasii Douglas hawthorn 5-6’ 10° 349
Fraxinus latifolia Oregon ash 5-6’ 10’ 446
Salix lasiandra Pacific willow 5-6 10’ 349
Thuja plicata Western redcedar 5-6 10’ 112
Total 1,395
Shrubs/Small Trees
Cornus alba Red osier dogwood 2-3’ 5 2,092
Spiraea douglasii Douglas spiraea 2-3’ 5 1,744
Lonicera involucrata Twinberry 2-3’ 5 1,394
Physocarpus capitatus  Ninebark 2-3’ 5’ 1,744
Total 6,974
Wetland Enhancement for Central Area — 0.38 acre (16,670 SF)
Minimum Planting
Botanical Name Common Name rooting density Quantity
size (on center)
Herbs
Juncus effusus Soft rush 4” plugs Cluster 3,000
Scirpus microcarpus Small-fruited bulrush 4” plugs Cluster 2,500
Juncus patens Spreading rush 4” plugs Cluster 1,919
Total 7,419

The encroachment into the vegetated corridor meets the following criteria, as required under a Tier 11
analysis:

1. The proposed encroachment area is mitigated in accordance with Section 3.08.

As discussed above, mitigation for permanent impacts to the vegetated corridor will be achieved
through the enhancement of Wetland A with native trees and shrubs. Section 3.08.4 allows for
enhancement of the existing vegetated corridor as mitigation, at a ratio of no less than 2:1. This project
is proposing wetland enhancement at a ratio of 3.5:1 (3.6 acres). Two acres of the enhancement area is
proposed for required mitigation; the additional 1.6 acres of enhancement is proposed for public
benefit to water quality. The enhancement of Wetland A meets CWS’ requirements for mitigation and
public benefit as described below.

Wider, forested riparian buffers, with densely planted native trees and shrubs, prevent and reduce
pollutants, garbage, and human/domestic animal disturbance within wetlands and creeks. Forested
riparian areas also provide habitat functions for a variety of wildlife.
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The existing vegetated corridor, north of Wetland A, is in degraded corridor condition. Vegetation
consists of non-native grasses, and Himalayan blackberry; no trees are present. The existing corridor
provides little in the way of creek or wetland protection or habitat function. The riparian area adjacent
to Ash Creek is narrow, and is dominated by Himalayan blackberry; water quality and wildlife habitat
functions and values within the creek and within Wetland A are low. Enhancement of approximately
139,480 acres of Wetland A will more than compensate for the encroachment of the degraded
vegetated corridors north of Wetland A.

The southern area of enhancement will elevate many functions and values within Ash Creek. Trees and
shrubs will provide shade to protect and improve water quality; native trees and shrubs will improve
wildlife habitat; a wider forested riparian buffer will reduce human and domestic animal disturbance
within the creek.

The northern area of enhancement, adjacent to the new development, will also provide several
important functions. This area is wetland, and native trees and shrubs will increase the wetland’s
functions for wildlife habitat. This area will act as a buffer, reducing the likelihood that area residents
will use the wetland in inappropriate ways.

Planting in the northern and southern mitigation enhancement areas will occur at 100 percent of CWS
densities for trees and shrubs. As such, 1,395 trees (139,480 x 0.01) and 6,974 shrubs (139,480 x 0.05)
will be planted within Wetland A. Planting in the central enhancement areas will occur at a density that
achieves 100% areal coverage; as such, 7,419 plugs will be planted within Wetland A.

2. The replacement mitigation protects the functions and values of the Vegetated Corridor and
Sensitive Area.

As discussed above, the vegetated corridor to be impacted is in degraded corridor condition, and is not
forested. The vegetated corridor provides very little in the way of protecting the functions and values
of the wetland or of Ash Creek. The enhancement of Wetland A as mitigation will occur at a ratio of
3.5 to 1. This large ratio ensures that the functions and values lost through vegetated corridor
encroachment will be more than adequately recovered through the enhancement mitigation process.
Increasing the width of the riparian corridors adjacent to Ash Creek will greatly improve the functions
and values of this area. Native trees and shrubs will provide shade, protecting water quality. A wider,
forested riparian area along Ash Creek will reduce human/domestic animal disturbance in the area.
Native plantings in the northern enhancement area will increase the wetland’s overall functions and
values, as well as provide elevated wildlife habitat.

3. Enhancement of the replacement area, if not already in Good Corridor Condition, and either
the remaining Vegetated Corridor on the site or the first 50 feet of width closest to the
resource, whichever is less, to a Good Corridor Condition.

The wetland enhancement area will be planted to CWS densities for trees and shrubs. The southern
enhancement area will occur within the 50 feet closest to Ash Creek, with widths ranging from 50- to
110-feet from Ash Creek. The northern enhancement area will occur south of the development area.
The remaining VC will be planted to good corridor condition, at CWS’ densities for trees and shrubs.

4. A District Stormwater Connection Permit is likely to be issued based on proposed plans.

The applicant reasonably expects to obtain a District Stormwater Connection Permit based on
proposed plans for the project.
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5. Location of development and site planning minimizes incursion into the Vegetated Corridor.

The proposed development plan is located in the northern portion of the site. Retaining walls were
used to minimize impacts to wetlands and the vegetated corridor. Permanent impacts are necessary to
meet the housing goals and density of the Washington Square Regional Plan Center, minimum parking
requirements (assuming the 10% parking reduction variance is approved), neighborhood compatibility
with building heights, as well as stormwater treatment outfalls.

Encroachment into the adjacent vegetated corridor has been minimized to the maximum extent
practicable. Vegetated corridor encroachments are limited to those necessary for construction of the
plan as proposed, to accommodate buildings, parking areas, stormwater treatment outfall, and
garbage/recycling dumpster areas. The overall development has sought to maximize the developable
area on the northern portion of the site because the southern portion is encumbered by the remaining
portion of Wetland A and its vegetated corridor. The encroachment is required to adequately site the
proposed buildings, drive aisles (access and emergency vehicles), and parking areas within the
developable northern portion of the site. The multi-family residential “product” proposed on-site is
dimensioned to meet the market demands of this specific housing type and address the neighborhood
compatibility concerns of the nearby property owners. Any decrease to the unit count may impact the
marketability of this development. As such, the proposed encroachment is limited to the greatest
practical extent to make this project economically feasible.

A site alternatives analysis is provided (see Attachment 1) that shows a matrix of development
alternatives (A-D) that were considered, and a qualitative comparison of impacts, as well as comments
regarding building type, parking, stormwater treatment, and site design options.

6. No practicable alternative to the location of the development exists that will not disturb the
Sensitive Area or Vegetated Corridor.

Alternative site designs were considered, and the current design was chosen due to site constraints.
There are multiple benefits of locating the development at the proposed site, which would be negated if
the development were moved off of this site. The site will be a residential development, which is in
keeping with adjoining land uses. The project site is located within District C (Lincoln Center-Ash
Creek) one of five districts within the Washington Square Regional Center Plan. The Regional Center
Plan describes strategies that make the most efficient use of urban land in the face of dramatic
population growth. Regional centers aim to reach densities of 60 people an acre through housing and
employment - the metro area's second-highest density after downtown Portland. Residents of high
density neighborhoods (Lincoln Center is designated as one of the highest within the plan area) will
have easy access to nearby jobs, essential services and retail resources. The sites location is within
walking distance from public transportation, and is centrally located among commercial and retail
development, public schools, public parks, as well as many commercial businesses that provide
employment opportunities for future tenants.

7. The proposed encroachment provides public benefits.

The public benefit of vegetated corridor encroachment includes supporting City and Regional Goals
for “smart growth” via affordable housing. The site is located near the Washington Square Mall, which
will provide close-in access to retail, restaurant, office, and service businesses, much of it within
walking distance of the site.
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The general objectives in proposing the Planned Development Combined Concept Plan and Detailed
Development Plan for the A+O Apartments and the open space protection for a large portion of the site
are to:

e Help meet the need for multi-family housing in Tigard,;

e Provide market rate multi-family housing within a reasonable distance from the Washington
Square Shopping Center, Lincoln Center, and other nearby commercial uses in a location that is
(or is planned to be) well connected to those areas by pedestrian and bicycle pathways, public
transit, and roads;

e Provide an attractive living environment for project residents;

e Border the apartment project with preserved open space to the south in order to provide a
buffer between the apartments and Highway 217, as well as between the apartments and a
developed neighborhood of detached single-family homes to the southeast;

e Preserve and enhance valuable open space areas while utilizing portions of the overall site
which are not significantly constrained by floodplain, wetlands, riparian areas, or significant
vegetation for residential purposes;

e Provide adequate parking for the needs of residents and visitors; avoid parking overflow into
nearby neighborhoods.

Allowing encroachment into the vegetated corridor allows for maximum build out of the site and for
the greatest developmental density. Maintaining the high density as proposed reduces the need for
development of larger tracts of land and reduces the need for automobile travel. These are not only
financial, social, and commercial benefits realized by the public, but are also an overall air and water
quality benefit because it requires less disturbance of land, the development of less impervious surface,
and the generation of fewer pollutants associated with auto travel.

As discussed above, the enhancement of Wetland A at a ratio of 3.5:1 will elevate the functions and
values within Wetland A and Ash Creek, providing water quality improvements for public benefit.

If you have any questions, please feel free to call.
Sincerely,

Amy Hawkins, PWS
Project Manager

Attachments:
Figures 1-4
Alternatives Analysis Matrix and Exhibits
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A+0O Apartments (Orland Property) - Site Alternatives Analysis

Otak #17044
6/25/14
Vegetated
Corridor
Encroachment Vegetated Vegetated
Approx. Net  pyinioonm Total (sf) "Remaining" | Undisturbed Corridor Carridor
Developable Density Minimum % below | Veg § MI‘"';. i Veg i Veg | Encroachment Encroachment
Description Site Area (s0 Parking  Parking Minimum | Corridor | sysemontfoxpandes  COFridor Corridor “Remaining" VC Total
I i Ci {ac) unitsfacre) Units Parking Types  Required  Provided Parking [sf) wetland area) (sf) {sf} (sf) {sf}
.[ £ nfa nfa nfa nfa nfa nfa 48,228 |
0% of remsaln VC| % of tatal VT
Alternative A Residentlal (apartments). Bulldings adjacent to Oak Street. 8-story and 4-story bulldings 2.8 140 200 surface, structured 300 300 0.0% 48,228 - 48,228 48,228 = =
over 2-parking levels. Surface and structured parking.
Very dense layout. "High-rise” bulldings. Not compatible with existing neighboring
properties. {assumes 200 unit as reasonable number to meet Wash Square plan
goals/objective for housing). Building/structured parking is financially infeasible.
16% of remain VC| 36% of total Ve
Alternative B Residential (apartments). Bullding adjacent to Oak Street. 3 story buildings. Surface 31 155 170  surface, tuck-under, 299 207 30.8% 48,228 11,304 36,924 31,058 5,866 17,170
parking, tuck under parking and tandem parking. tandem
Lower unit count does not meet goals of Wash Sq plan, parking well belaw minimum
required. Tandem parking reduces footprint,.but not practical parking for unit mix.
B7% of remaln VO 90% of total V]
Alternative C Residential (apartments), Building adjacent to Qak Street, Surface parking. 3 and 4 story 4.2 212 230 surface 324 289 10.8% 48,228 11,304 36,924 4,670 32,254 43,558
buildi Increased studiofone bdrm units to cond, building layout.
Lower unit count does not meet goals of Wash Sq plan, minimum parking not met but
close to 10% veariance threshold. Tandem parking removed since not practical with
increased studio/one bedroom units, Plan incorporates surface landscape areas for
stormwater treatment (swales, rain gardens]
8% of ramaln VC 92% of total VL]
Alternative D Residential (apartments), Buildings adjacent to Oak Street, 4 story buildings. Surface 39 196 215 surface, structured 306 278 9.2% 48,228 11,304 36,924 3,833 32,991 44,295
parking and added structured parking. under bldg, maximizes
compact spaces
Reduce site/surface area allocated for storm water treatment, go to underground filter
vaults.Provides encugh area to meet City's active/passive open space requirements.
Maximize use of compact spaces to reduce parking limits. Parking under smaller bulldings.
Minimum parking not met, but within target 10% variance threshold.
79% of remaln VC| 4% of total WC|
Alternative D-1 Same as Alternative D, but reduces VC encroachment at south boundary of parking area, 3.8 192 215 surface, structured 306 258 15.7% 48,228 11,304 36,924 7,633 29,251 40,595
reduces parking count, under bldg, maximizes
compact spaces
Mot efficient preservation of vegetated cooridor, creates “pockets” of VC at base of wall,
requires irregular shaped wall construction. Reduces parking below 10% variance
threshald.
Li\Project\ 17000417044\ Dwg\Exhibits\Alternatives Analysis Impact Area Calculations.xls lofl 6/27/2014
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CITY OF TIGARD, OREGON
TIGARD CITY COUNCIL
RESOLUTION NO. 15-

A RESOLUTION AND FINAL ORDER APPROVING THE A + O APARTMENTS PLANNED
DEVELOPMENT SENSITIVE LANDS REVIEW (SLR) 2014-00002 AND PLANNED
DEVELOPMENT REVIEW (PDR) 2014-00003, ADOPTING FINDINGS AND IMPOSING
CONDITIONS.

WHEREAS, the proposed construction of a 215 unit planned development south of SW Oak Street will impact
the Ash Creek floodplain, drainage ways, and Tigard significant wetlands; and

WHEREAS, the proposed impacts to locally significant wetlands are being separately addressed by Ordinance
15- which may result in changes to the Wetlands and Stream Corridors Comp Plan Map; and

WHEREAS, Section 18.775.070 of the City of Tigard Community Development Code requires sensitive lands
permits for development within 100-year floodplain, within drainageways, and within wetlands; and

WHEREAS, Chapter 18.350 of the City of Tigard Community Development Code requires applicable planned
development approval criteria to be met; and

WHEREAS, the Tigard City Council has found the following to be the applicable review criteria: Community
Development Code Chapters: 18.350 Planned Development Review; 18.390.050/.060 Decision Making
Procedures; 18.520 Commercial Zoning Districts; 18.630 Washington Square Regional Center Plan District;
18.705 Access, Egress and Circulation; 18.715 Density Computations; 18.720 Design Compatibility; 18.725
Environmental Performance; 18.745 Landscaping and Screening; 18.755 Mixed Solid Waste and Recycling;
18.765 Oft-Street Parking and Loading Requirements; 18.775 Sensitive Lands; 18.780 Signs; 18.790 Urban
Forestry; 18.795 Visual Clearance; 18.810 Street and Utllity Improvements. Comprehensive Plan Goals: Goal 5
Natural Resources, Goal 6 Environmental Quality, Goal 7 Hazards, Goal 8 Parks Recreation and Open Space;
Statewide Planning Goal 5; applicable Federal (USACE), Oregon Department of State Lands, and Metro (Titles
3 and 13) statues and regulations.

WHEREAS, the Tigard Planning Commission held a public hearing on December 15, 2014 and recommended
approval of PDR2014-00003 and SLLR2014-00002, by motion with a 4-3 vote in favor.

NOW, THEREFORE, BE IT RESOLVED by the Tigard City Council that:

SECTION 1: Applications for Sensitive Lands Review, SLR2014-00002, and Planned Development
Review, PDR2014-00003, are hereby approved with conditions as set forth in the
December 8, 2014 staff report and as amended by the City Council.

SECTION 2: The attached findings and conclusions (Exhibit A) are hereby adopted in explanation of
the Council’s decision.

SECTION 3: This resolution shall be effective immediately.

RESOLUTION NO. 15 -
Page 1



PASSED:

APPROVED:

By vote of all Council members present after being read by number
and title only, this day of , 2015.

Carol A. Krager, City Recorder

By Tigard City Council this day of , 2015.

John L. Cook, Mayor

Approved as to form:

City Attorney

Date

RESOLUTION NO. 15 -

Page 2



Exhibit A

Agenda Item: 6
Hearing Date: December 15, 2014 _Time: 7:00PM

STAFF REPORT TO THE
PLANNING COMMISSION
FOR THE CITY OF TIGARD, OREGON

TIGARD

SECTION L.

120 DAYS =
APPLICATION SUMMARY

FILE NAME:

CASE NOS.:

REQUEST:

APPLICANT:

OWNER:

LOCATION:

A + O Apartments Planned Development
Comptrehensive Plan Amendment (CPA) 2014-00002
Planned Development Review (PDR) 2014-00003
Site Development Review (SDR) 2014-00004
Sensitive Lands Review (SLR) 2014-00002

Comprehensive Plan Amendment approval is requested to remove Goal 5 protection
(allow conflicting uses) from 0.42 acres of significant wetlands, designated as significant on the
Comprehensive Plan’s “Wetlands and Stream Corridor Map.” The remaining 6.20-actes of
significant wetlands on the site would continue to prohibit conflicting uses and be protected
under Goal 5 Safe Harbor/Significant Wetlands.

Sensitive Lands Review approval is requested to allow modification to the 100-year
floodplain of Ash Creek on the site to include reshaping the existing ground surface to
decrease the areal extent of the floodplain on the site without modifying the flood storage
capacity ot floodwater transmission capacity of the floodplain on the site.

Planned Development Concurrent Concept Plan and Detailed Development Plan
approval is requested for the plans to develop 215 multi-family tesidential dwelling units in
four buildings on an 11.17-acte site on the south side of SW Oak Street within the
Washington Squate Regional Center Plan Area. The proposed planned development would
presetve over 6-actes of the site as permanent open space including wetlands and riparian area
adjacent to Ash Creek, and would include the provision of pedestrian trail easements to the
City for development of future pedesttian trails in this area.

DBG Oak Street, LI.C
c/o Skip Grodahl
2164 SW Park Place
Portland, OR 97204

Oland, Ltd.

c/o The Othman Group

215 SW Washington Street, Suite 202
Portland, OR 97204

8900, 8950, 8960, 8980, and 9000 SW Oak Street; south of SW Oak Street opposite SW 90th
Avenue; WCTM 1S135AC Tax Lots 4000, 4100, 4200, 4300, and 4400 and WCTM 1S135AD
Tax Lot 1303.

CPA2014-00002/PDR2014-00003/SDR2014-00004/SLR2014-00002 — A+O APARTMENTS PAGE 1 OF 56



ZONE/
COMP PLAN

DESIGNATION:

APPLICABLE
REVIEW
CRITERIA:

SECTION II.

MUE-1 and MUE-2: mixed use employment districts. The MUE-1 and 2 zoning district is
designed to apply to areas where employment uses such as office, research and development
and light manufacturing are concentrated. Commetcial and retail support uses are allowed
but are limited, and residential uses are permitted which are compatible with employment
character of the area. Lincoln Center is an example of an area designated MUE-1, the high
density mixed use employment district. The Nimbus area is an example of an area designated
MUE-2 requiting more moderate densities.

MUR: mixed use residential districts. The MUR zoning district is designed to apply to
predominantly residential areas where mixed-uses are permitted when compatible with the
residential use. A high density (MUR-1) and moderate density (MUR-2) designation is
available within the MUR zoning district.

Community Development Code Chapters: 18.350 Planned Development Review;
18.390.050/.060 Decision Making Procedures; 18.520 Commercial Zoning Districts; 18.630
Washington Square Regional Center Plan District; 18.705 Access, Egress and Circulation;
18.715 Density Computations; 18.720 Design Compatibility; 18.725 Environmental
Performance; 18.745 Landscaping and Screening; 18.755 Mixed Solid Waste and Recycling;
18.765 Off-Street Parking and Loading Requirements; 18.775 Sensitive Lands; 18.780 Signs;
18.790 Utban Forestry; 18.795 Visual Clearance; 18.810 Street and Utility Improvements.

Comprehensive Plan Goals: Goal 5 Natural Resources, Goal 6 Environmental Quality, Goal
7 Hazards, Goal 8 Parks Recreation and Open Space; Statewide Planning Goal 5; applicable
Federal (USACE), Oregon Department of State Lands, and Metro (Titles 3 and 13) statues
and regulations.

STAFF RECOMMENDATION

Staff recoramends thai Planning Comiussion find that the proposed Comprehensive Plan Amendiment, Sensiive
Lands Review, and Planned Development Review will not adveisely affect the healih, safety and welfare of the Citv
and meets the Apptoval Standards as outlined in Section VI of this teport. Therefore, Staff recommends that the
Planning Commussion tecommend to Citv Council APPROVAL, subject to the following tecommended
Conditions of Approval and any imodifications that resuli from the Commission’s deliberations.

CPA2014-00002 PDR2014-00003/SDR2014-00004,/SLR2014-00002 — A+O APARTMIINTS PAGE 2 OF 56




RECOMMENDED CONDITIONS OF APPROVAL

THE FOLLOWING CONDITIONS SHALL BE SATISFIED
PRIOR TO COMMENCING ANY SITE WORK:

The applicant shall prepare a cover letter and submit it, along with any supporting documents and/or
plans that address the following requirements to the Community Development Department Attn: Gary
Pagenstecher, 503-718-2434. The cover letter shall clearly identify where in the submittal the required
information is found:

1.

Prior to any ground disturbance work, the project arborist shall perform a site inspection for tree
ptotection measures, document compliance/non-compliance with the urban forestry plan and send
wrtitten vetification with a signature of apptoval directly to the city manager or designee within one
week of the site inspection.

The project atborist shall petform semimonthly (twice monthly) site inspections for tree protection
measures during petiods of active site development and construction, document compliance/non-
compliance with the utban forestry plan and send written verification with a signature of approval
directly to the project planner within one week of the site inspection.

Priot to any ground disturbance work, the applicant shall submit to the city the current Inventory
Data Collection fee for utban forestty plan implementation.

Prior to any ground disturbance work, the applicant shall provide a tree establishment bond that
meets the requirements of Urban Forestry Manual Section 11, Part 2.

In the absence of sufficient knowledge to predict the location of cultural resources within the project
area, extreme caution is recommended duting project related ground disturbing activities. Under state
law (ORS 358.905 and ORS 97.74) archaeological sites, objects and human remains are protected on
both state public and private lands in Oregon. If archaeological objects or sites are discovered during
construction, all activities should cease immediately until a professional archaeologist can evaluate the
discovery. If you have not already done so, be sute to consult with all appropriate Indian tribes
regarding your proposed project. If the project has a federal nexus (i.e., federal funding, permitting, or
oversight) please coordinate with the appropriate lead federal agency reptesentative regarding
compliance with Section 106 of the National Historic Preservation Act (NHPA).

Priot to any ground disturbance work, the applicant shall submit a revised landscape plan showing the
L-1 areas between Buildings B and C, and between C and D are consistent with L-1 standards.

The applicant shall provide a walkability and ridership audit that ensures the plan maximizes methods
to promote walkability and transit ridership within a quarter mile of the subject site, including but not
limited to measures identified in TtriMet’s comment letter dated December 4, 2014,

The applicant shall submit a revised development plan to meet required participation in funding
future transportation and public improvements projects, such as the SW Lincoln Street extension,
subject to rough proportionality, as recommended by the Planning Commission and approved by City
Council.

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

9.

Prior to any wotk on site, a Public Facility Improvement (PFI) permit is required for this project to cover
street improvements, public utility issues, and any other work in the public right-of-way. Six (6) sets of detailed
public improvement plans shall be submitted for review to the Engineering Department. The PFI permit
plan submittal shall include the exact legal name, address and telephone number of the individual or
cotporate entity who will be designated as the “Permittee”, and who will provide the financial assurance for
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the public improvements. Failure to provide accurate information to the Engineering Department will delay
processing of project documents.

10. Prior to any wotk on site, the applicant shall obtain all permits and service provider letters necessary
from all appropriate agencies (such as Washington County, Clean Water Services, and the Oregon
Division of State Lands) for all work to be done on site.

11. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer for the Oak
Street design which is anticipated to include a 20 foot paved half width, plus 8 foot planter with street
trees and underground utilities, and 12 foot sidewalk in a 40 foot right of way half width.

12. Prior to any work on site, the applicant shall obtain city approval of a design access report.

13. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and other
apptoptiate agencies for the final design of the sanitary sewer system to serve the site and any
downstream impacts.

14. Prior to any work on site, the applicant shall obtain approval from the City Engineer and other
approptriate agencies for the final design of the storm drainage system to serve the site and any
downstream impacts.

15. Prior to any work on site the applicant shall obtain city and CW'S approval of the complete design of
the stormwater detention facilities and maintenance plans for them, including maintenance
requirements and provisions for any treatments used.

16. Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and other
appropriate agencies for an easement over the entirety of the undeveloped area along Ash Creek for
the construction, operation and maintenance of a multiple use path.

17. Prior to any work on site, the applicant shall provide documented approval from the Tualatin Valley
Water District (TVWD) of the design of water service to the site.

18. Prior to any work on site, the applicant shall provide approval from Tualatin Valley Fire & Rescue
(I'VF&R) for the planned access and hydrant location.

19. Priot to any ground disturbance on the site, the applicant shall obtain an erosion control permit issued
by the City of Tigard pursuant to ORS 468.740 and the Federal Clean Water Act.

20. An erosion control plan shall be provided as part of the Public Facility Improvement (PFI) permit
drawings. The plan shall conform to the "Erosion Prevention and Sediment Control Design and
Planning Manual, February 2003 edition (and any subsequent versions or updates).”

THE FOLLOWING CONDITIONS SHALL BE SATISFIED
PRIOR TO ISSUANCE OF BUILDING PERMITS:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

21. Prior to issuance of building permits, the applicant shall obtain all permits and setvice provider letters
necessary from all appropriate agencies (such as Washington County, Tualatin Valley Water Department and
Clean Water Services) for all work to be done on site.

22, Prior to issuance of building permits, the applicant shall obtain approval from Tualatin Valley Fite and Rescue.

23. Prior to issuance of building permits, the applicant shall obtain city and CWS approval of plans for the
construction of the stormwater treatment facilities.
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THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO FINAL INSPECTION:

The applicant shall prepate a cover letter and submit it, along with any supporting documents and/or
plans that address the following requirements to the Community Development Department Attn: Gary
Pagenstecher, 503-718-2434. The cover letter shall clearly identify where in the submittal the required
information is found:

24, Prior to final inspection, the applicant shall contact the Planning Division (Gary Pagenstecher, 503-718-
2434) for a final site review to ensute consistency with this landg use decision.

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov) for review and
approval:

25, Prior to final inspection, all elements of the proposed infrastructure (such as transportation, sanitary sewer,
storm drainage, water, etc.) shall be in place and operational with accepted maintenance plans. The
developer’s engineer shall provide written certification that all improvements, workmanship and materials
are in accord with cutrent and standard engineering and construction practices, and are of high grade, ptior
to city acceptance of the development’s improvements or any portion thereof for operation and
maintenance

26. Prior to final inspection, the ap{;_]licant shall obtain city approval of complete construction of the
transportation infrastructure, which is anticipated to include 20 foot paved with, 8 foot planter with trees
lights and utilities in a 40 foot row width.

27. Prior to final inspection, the applicant shall obtain approval from the City Engineer and other a}ZFropriate
agencies of the construction of the sanitary sewer system to serve the site and mitigation of any downstream

impacts.

28. Prior to final inspection, the applicant shall obtain city and CWS approval of the complete construction of

the stormwater treatment facilities and maintenance plans.

29. Prior to final inspection, the aﬁ)p]icant shall obtain city approval of the complete construction of the
proposed driveways. The applicant’s engineer shall submit a final access report to City engineering staff
which vetifies design of dfiveways and streets to be used by site traffic are safe by meeting adequate stacking
needs, sight distance and deceleration standards as set by the City and AASHTO.

30. Prior to final inspection, the applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R)
for access and hydrant location and any necessary construction prior to final inspection.

31. Prior to final inspection, the :;pplicant shall record the approved easement agreement for the construction,
operation and maintenance of a public path across the entirety of the site floodplain.

THIS APPROVAL SHALL BE VALID FOR 18 MONTHS
FROM THE EFFECTIVE DATE OF THIS DECISION.
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SECTION II1I. BACKGROUND INFORMATION

Site History and Description
The subject property is bordered on the west by the abandoned Oregon Electric Railroad alignment and has been

used in recent times as pasture. The property is comptised of six parcels, four of which are currently developed with
vacant single family residences along their Oak Street frontages. According to Washington Country records, the
dwellings were built in the late 50s and early 60s. The property annexed into the City in 1987.

Vicinity Information:
The site is located within the Washington Square Regional Center District and is zoned MUE-1, a high density mixed

use employment district and MUR-1, a high density mixed use residential district. Lincoln Center north of Oak Street
is an example of high-density mixed use employment development within this district, which generally extends east of
Greenburg between Hall and Hwy 217. The MUR-1 district lies between the MUE-1 district to the west and Hall
Blvd to the east, extending south of Locust to Hwy 217. The subject site is centrally located within these zones with
like-zones adjacent. The immediate vicinity south of Oak Street is characterized by the Ash Creek drainageway and
associated wetlands. The subject property contains an approximately 1100 foot reach of Ash Creek at its southern
boundaty located mid-way between its confluences with Fanno Creek to the west and the South Fork of Ash Creek to

the northeast.

Proposal Description:

The applicant’s narrative states that “The general objectives in proposing the Planned Development Combined
Concept Plan and Detailed Development Plan for the A+O Apartments and the open space protection for a large
pottion of the site are to:

* Help meet the need for multi-family housing in Tigard;

* Provide market rate multi-family housing within a reasonable distance from the Washington Squatre Shopping
Center, Lincoln Center, and other nearby commercial uses in a location that is (or is planned to be) well connected
to those areas by pedestrian and bicycle pathways, public transit, and roads;

* Provide an attractive living environment for project residents;

* Border the apartment project with preserved open space to the south in order to provide a buffer between the
apartments and Highway 217, as well as between the apartments and a developed neighborhood of detached single-
family homes to the southeast;

» Presetve and enhance valuable open space areas while utilizing portions of the overall site which are not
significantly constrained by floodplain, wetlands, riparian areas, or significant vegetation for residential purposes;

* Provide adequate parking for the needs of residents and visitors; avoid parking overflow into nearby
neighborhoods.”

The proposed development plans provide for development of 215 multi-family residential dwelling units within
four 4-story multi-family residential buildings located on an 11.17-acre gross area development site. The plans for
the project provide for dedication of 0.32 acres of additional right-of-way for the widening of SW Oak Street across
the site’s frontage leaving a site area of 10.85 acres. 6.62 acres of the site is delineated wetlands (See Wetland
Delineation Report and map by Pacific Habitat Services, Impact Assessment Report B). 4.23-acres of the net site is
upland without either mapped 100-year floodplain or wetlands. The proposed development plans provide for the
filling of 0.42 actes of previously degraded wetlands adjacent to the southern edge of the upland portion of the site.
The development plans also use 0.21-acres of non-wetland area which juts southward into the wetlands as
permanent open space. All of this area and the remaining wetlands area will be located to the south of a retaining
wall (6.41-acres total south of wall) which will separate this area from the development site area of 4.44-actes.

SECTION IV. COMMENTS FROM PROPERTY OWNERS WITHIN 500 FEET
AND INTERESTED PARTIES

The applicant held a neighbothood meeting to present the conceptual development plans for the project and to
gather comments on those plans at Metzger Elementary School on February 20, 2014. Approximately 60 people
attended that meeting including many nearby residents, representatives of CPO 4M, representatives of the Friends
of Fanno Creek and the Tualatin Riverkeepers, and a reporter for the Tigard Times. Meeting notes from that
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meeting are included in Appendix B of the applicant’s submittal, along with a copy of the notice which was mailed
to ownets of property within 500 feet of the site. Affidavits regarding mailing of the notice and posting the site with
a sign regarding the meeting are also included in Appendix B. Representatives of the project development team also
met with CPO 4 on September 24, 2014 to discuss the plans with the CPO members. In addition, representatives of
the project development team met onsite with representatives of the Tualatin Riverkeepets organization on August
28, 2014 to discuss the plans for the project and the status of the wetland-related permitting process.

The city sent notice of a Public Heating to neighboring property owners within 500 feet of the subject site
boundaries and interested parties on November 3, 2014. The City received seven written comments identified
below:

Jim Long, 10730 SW 72* Avenue, Chair CPO-4M, writes in opposition to the proposed impacts to wetlands and
floodplain and to the parking exception, and further highlights issues associated with economic liabilities of
buildings in the floodplain and impacts on views.

Nancy Lou Tracy, 7310 SW Pine Street, writes in opposition to the proposed wetland impacts, in favor of their
benefits for storm water filtration and habitat values.

Kristin Prince, 10455 SW 90™ Avenue, writes in favor of improving SW Lincoln Street through to SW Oak Street as
part of the project approval to address potential adverse impacts to local streets. She notes that ownership of the
property required for extension is the same as the owner of the property subject to the proposed development.

Jill Warren, 9280 SW 80" Avenue, as a participant in the Washington Square Regional Center Planning process,
raises plan implementation issues associated with wetland and floodplain impacts.

Dave Fahlman, 9055 SW Oak Street, writes in favor of improving SW Lincoln Street as a condition of approval to
address increased traffic and the limited capacity of SW 90" Avenue.

Dr. Gene Davis, 10875 SW 89" Avenue, wtites in favor of extending SW' Lincoln Street and to full improvements
to SW Oak Street.

Brian Wegener, Tualatin Riverkeeper Advocacy & Communications Manager, questioned whether wetland impacts
have been sufficiently avoided by reducing building footprints through increased building height. He further
questions the applicant’s proposed use of a remote Tualatin River wetland mitigation bank over available local Ash
Creek sites.

RESPONSE: Commenters are generally concerned with the proposed development’s adverse impacts on
significant wetlands and on neighborhood livability due to increased traffic, particularly on SW 90" Avenue, and
off-site patking demand due to the requested minimum parking space exemption. The review criteria and findings
in this staff report substantively address these issues.

SECTION V. ISSUES SUMMARY

NOTE: Procedure for review: according to TDC18.390.080.D.2.b.ii, the decision on the Wetland and Stream
Cotridots map amendment (CPA) shall precede other actions. A decision on impacts to the floodplain,
drainageways, and wetlands (SLR) follows as it can affect the net buildable atea subject to the planned development
proposal. According to TDC18.350.020.D, in the case of concurrent applications for concept plan and detailed
development plan (PDR) . . . The Planning Commission shall take separate actions on each element of the planned
development application i.e., the concept approval must precede the detailed development approval; however
each required action may be made at the same hearing.

Wetland Impacts (CPA)

TDC18.775.130 states “The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the
adverse economic consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss,
of the resource.”
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Staff agrees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
resources with achieving planning goals of the Washington Square Regional Center Plan District. See page 11.

Planned Development (PDR)

Parking Exemption

TDC18.350.050.4. requites that “The concept plan identifies methods for promoting walkability or transit ridership,
such methods may include separated parking bays, off street walking paths, shorter pedestrian routes than vehicular
routes, linkages to or other provisions for bus stops, etc.”

The plans for the project include public pedestrian easements for the future development of a trail along Ash Creek,
a trail to connect between that trail and the sidewalk along SW Oak Street, Oak Street sidewalks along the property’s
frontage, and primary pedestrian routes through the site. However, given the applicant’s request for a parking
exemption of 9.1%, should the applicant provide a walkability and ridetship assessment that ensures the plan
maximizes methods to promote walkability and transit ridership within a quarter mile of the subject site, including
but not limited to measures identified in TtiMet’s comment letter dated December 4, 2014? See page 21.

TDC18.350.070.C.5.d is one of five criteria that must be addressed to wartant the requested parking space
exemption: “Public transpottation is available to the site, and reducing the standards will not adversely affect
adjoining uses;”

Although the site is relatively well served by transit as is reported and detailed in Impact Assessment Report F, staff finds
that the availability of transit may not be sufficient to ensure its use. In considering the parking exemption and the
potential for mitigating the adverse effects on adjoining uses, shall the applicant provide a walkability and ridership
audit that ensures the plan maximizes methods to promote walkability and transit ridership within a quarter mile of
the subject site, including but not limited to measures identified in TtiMet’s comment letter dated December 4,
20147 See Page 24.

Funding future transportation

TDC18.630.010.C. states: “developments will be required to dedicate and improve public streets, connect to public
facilities such as sanitary sewer, water and storm drainage, and participate in funding future transportation and
public improvement projects necessary within the Washington Squate Regional Center.”

To meet required participation in funding future transportation and public improvements projects (subject to rough
proportionality) should the applicant be asked to consider, for example, a range of improvements associated with Lincoln
Street such as providing a full street dedication and improvements from Oak Street to Lincoln, full dedication of the
right of way with a constructed bike/ped path, or a constructed bike/ped path within a bike/ped easement? See page 28.

SECTION VI. SUMMARY OF APPLICABLE CRITERIA

The following summarizes the critetia applicable to this decision in the order in which they are addressed:

A. COMP PLAN AMENDMENT REVIEW CRITERIA
18.775.130 Sensitive Lands, Plan Amendment Option

B. SENSITIVE LANDS REVIEW CRITERIA
18.775.070.B Floodplain
18.775.070.D Drainageways
18.775.070.E Wetands

C. PLANNED DEVELOPMENT REVIEW CRITERIA
18.350 Planned Developments
18.520 Commercial Zoning districts
18.630 Washington Square Regional Plan Standards

18.705 Access, Egress and Citculation
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18.715 Density Computations

18.725 Environmental Performance Standards

18.745 Landscaping and Screening

18.765 Off-street Parking and Loading Requirements
18.790 Urban Forestty Plan

18.795 Vision Clearance Areas

18.810 Street and Utility Improvement Standards

SECTION VII. APPLICABLE REVIEW CRITERIA AND FINDINGS
A. COMP PLAN AMENDMENT REVIEW CRITERIA

The following criteria apply to the proposed Comprehensive Plan Amendment (CPA) to the City of Tigard
“Wetland and Stream Corridors™ map.

Applicable Provisions Of The City's Implementing Ordinances:

18.775.090 Special Provisions for Development within Locally Significant Wetlands and Along the Tualatin
Rivet, Fanno Creek, Ball Creek, and the South Fotk of Ash Creek

A subject property contains locally significant wetlands identified on the City of Tigard “Wetlands and Stream
Cotridors” map.

A. In order to address the requirements of Statewide Planning Goal 5 (Natural Resources) and the safe
harbor provisions of the Goal 5 administrative rule (OAR 666-023-0030) pertaining to wetlands, all
wetlands classified as significant on the City of Tigard “Wetlands and Streams Corridors Map” are
ptotected. No land form alterations or developments are allowed within or partially within a significant
wetland, except as allowed/approved pursuant to Section 18.775.130.

The applicant has applied for the Plan Amendment Option to remove Goal 5 protections from .42 actes of
significant wetlands to allow the proposed development.

18.775.130 Plan Amendment Option

Any owner of property affected by the Goal 5 safeharbor (1) protection of significant wetlands and/or (2)
vegetated areas established for the Tualatin River, Fanno Creek, Ball Creek, and the South Fork of Ash
Creek may apply for a quasi-judicial comprehensive plan amendment under Type IV procedure. This
amendment must be based on a specific development proposal. The effect of the amendment would be to
remove Goal 5 protection from the property, but not to remove the requitements related to the CWS
Stormwater Connection Permit, which must be addressed separately through an alternatives analysis, as
described in Section 3.02.5 of the CWS “Design and Construction Standards.” The applicant shall
demonstrate that such an amendment is justified by either of the following:

The applicant bas chosen to demonstrate the amendment is justified through an ESEE analysis.

A. ESEE analysis. The applicant may prepare an environmental, social, economic and enetgy (ESEE)
consequences analysis prepared in accordance with OAR 660-23-040.

The applicant has submitted an ESEE analysis (Appendix C of Application and a revised ESEE analysis dated 12-8-
14) prepared in accordance with OAR 60-23-040, to justify removal of Goal 5 protection from 0.42 actes of
significant wetlands on the subject property.

This provision is met.

1. The analysis shall consider the ESEE consequences of allowing the proposed conflicting use,
considering both the impacts on the specific tesoutce site and the comparison with other comparable sites
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within the Tigard Planning Area;

The applicant’s ESEE analysis dated December 8, 2014 addresses the consequences of allowing the proposed
conflicting use, identifying the impacts to the resource site and a comparison of comparable sites within the Tigard
Planning area. Although the wetlands identified for removal are degraded, their association with Ash Creek makes
them continue to be significant. Sites that could accommodate the proposed program were few and included a
smaller site in the WSRC vicinity that could accommodate 75 units and a larger site at Hunziker Road and Wall
Street with some wetlands but zoned I-P which does not allow the multi-family use. The lack of readily available
sites of sufficient size and zoning led the applicant to choose the proposed development site as the prefetred
development site.

This provision is met.

2. The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the adverse
economic consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss,
of the resource;

The applicant’s ESEE analysis states that “Prohibiting conflicting uses would keep the wetland intact and likely limit
the footprint of the proposed development activity to the existing houses on SW Oak Street. The houses would be
remodeled or torn down and replaced by new houses. As there will be no change in density, prohibiting conflicting
uses would impact the potential densities planned for (and required) in the Washington Square Regional Center
Implementation Plan. The economic benefits for local businesses from developing a high density apartment complex
would not be realized. The applicant would also realize far less economic benefit from remodeling or replacing the
four houses. There will be a loss in short term construction jobs requited when the apartment complex is
developed.”

This provision is met.

3. In particulat, ESEE analysis must demonstrate why the use cannot be located on buildable land,
consistent with the provisions of this chapter, and that there are no other sites within the Tigard Planning
Area that can meet the specific needs of the proposed use;

The applicant states: “Developing the property, while achieving the Washington Square Regional Center Plan’s
minimum density requitements, would be very difficult without the proposed wetland filling to provide a more
regular shaped development site. If the site configuration is not “squared up,” a very inefficient site development
pattern would be necessary with a resultant increase in residential building heights in order to meet the minimum
prescribed density for the site. While we have not done a final site and building design for development on a non-
reconfigured development site, the project team estimates that it would be necessary to have residential buildings
with four- to six-stories of residential units atop two levels of parking garages within the buildings on such a site.
Six- to eight-story buildings would provide a much more significant variation from the existing single-story through
three-story residential buildings to the north, east and south of the site than the proposed three-story above single
level parking garage buildings than are currently proposed with the proposed reconfigured site. The taller buildings
that would be necessary would require significantly different and much more expensive building construction
techniques than is proposed. The current proposal is for wood frame construction over concrete single-level
parking garages ot conctete slabs. Additional patking levels would tequire ramps between levels at a significant
construction cost. Additional levels of residential units would, at a minimum, require more expensive wood frame
construction, or alternatively push the construction type to steel frame or concrete construction. DBG, LLC is
trying to develop an economically viable residential development at close to the minimum density prescribed for the
site by the zones applied to it, while making a reasonable attempt to respect the lower building heights of the
existing residential neighborhood to the north, east and southeast of the site. In order to bear the additional costs of
construction that would be necessary to develop on the non-reconfigured site, we would likely need to inctease the
density further to bear the costs, and that would result in even taller buildings adjacent to the relatively low profile
neighborhood.”

Several sites were identified in the Tigard Planning Area which included a smaller site in the WSRC vicinity that
could accommodate 75 units, a site adjacent that was unavailable, and a larger site at Hunziker Road with sotne
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wetlands but zoned I-P which does not allow the multi-family use. The lack of readily available sites of sufficient
size and zoning led the applicant to choose the proposed development site as the preferred development site.

This provision is met.

4. The ESEE analysis shall be prepared by a team consisting of a wildlife biologist or wetlands ecologist
and a land use planner or land use attorney, all of whom are qualified in their respective fields and
experienced in the preparation of Goal 5 ESEE analysis;

The ESEE analysis has been prepared by wetlands biologist John van Staveten, PWS of Pacific Habitat Services
based upon theit on-site delineation of the wetlands on the site and an assessment of the quality and condition of
the area which is proposed to be filled. The ESEE analysis was reviewed by other team members including land use
attorney Steven Pfeiffer, land use planner Jerry Offer, and civil engineer Mike Peebles.

This provision is met.

5. If the application is approved, then the ESEE analysis shall be incorporated by reference into the
Tigard Comprehensive Plan, and the “Tigard Wetland and Stream Corridor Map” shall be amended to
remove the site from the inventory.

On approval of this request the site would be removed from the inventory.

This provision can be met.

FINDINGS: As shown in the analysis above, the ESEE analysis addresses the requitements of this section. The
subject property contains Goal 5 safeharbor protection of significant wetlands. The applicant has applied for a
quasi-judicial comprehensive plan amendment under a Type IV procedure. The application is based on a specific
development proposal for 215 apartments, the A+O Apartments. The applicant has demonstrated that such an
amendment is justified by and ESEE analysis consistent with OAR 660-23-040.

The applicant concludes that “limiting conflicting uses would result in the most positive consequences of the three
decision options. A limit decision will avoid many of the negative consequences attributed to either allowing or
prohibiting all conflicting uses. Through the application of site design and development standards to conflicting
uses, the impacts on the significant wetland can be minimized (only 6% of wetlands on site will be impacted) and
the remaining resource can be enhanced. There will be a relatively high level of economic, social, environmental and
energy benefits achieved. Limiting conflicting uses offers the most benefit to the wetland (through its enhancement)
and to the community, and strikes a balance between conflicting uses and planning goals. The recommendation is to
limit conflicting uses within the significant wetland.”

Staff agrees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
tresources with achieving planning goals of the Washington Square Regional Center (WSRC) Plan District. It is clear
that the development proposal substantially implements the planning goals, including density, for the WSRC and
minimizes its footprint given the project’s 215-unit goal and the requested parking exception. A majority 94% of the
wetlands are protected and enhanced on site, with a 3.2:1 off-site mitigation for the 6% of wetlands being adversely
affected. Appendix D of the applicant’s submittal (CWS SPL, reverse of Figure 2) provides a CWS Tier II Site
Alternatives Analysis for impacts to the Vegetated Corridor, which is also useful for comparing incremental adverse
economic consequence of not allowing conflicting uses.

If Council approves the application for Comprehensive Plan Amendment, then the ESEE analysis will be
incorporated by reference into the Tigard Comprehensive Plan, and the “Tigard Wetland and Stream Corridor
Map” will be amended to remove the site from the inventory.

CONCLUSION: Staff recommends that the Planning Commission recommend to City Council approval of
the proposed Comprehensive Plan Amendment.

CPA2014-00002,/PDDR2014-00003,"SDR2014-00004, SLR2014-00002 — A+ APARTMENTS PAGI: 11 OFF 56



B. SENSITIVE LANDS REVIEW CRITERIA

The following criteria apply to the proposed Sensitive Lands Review (SLR) for impacts to the Ash Cteek floodplain,
drainage ways, and wetlands/associated vegetated cotridor.

18.775.020 G. Sensitive lands permits issued by the hearings officer.

1. The hearings officer shall have the authority to issue a sensitive lands permit in the 100-year floodplain
by means of a Type IIIA procedure, as governed by Section 18.390.050, using approval criteria contained
in Section 18.775.070.

The proposed sensitive lands permit request for these landform alterations would normally be reviewed by means of
a Type IIIA procedure by the City of Tigard’s hearings officer. Howerver, since the sensitive lands permit request is
being reviewed as a combined application request including a Comprehensive Plan amendment, the concurrent
applications will be heard by the Planning Commission and City Council, with the City Council being the actual
decision-making body.

2. Sensitive lands permits shall be required in the 100-year floodplain when any of the following
circumstances apply:

a. Ground distutrbance(s) ot landform alterations in all floodway areas;

b. Ground disturtbance(s) or landform alterations in floodway fringe locations involving more than 50
cubic yards of material;

c. Repair, reconstruction, or improvement of an existing structure or utility, the cost of which equals or
exceeds 50% of the market value of the structure prior to the improvement or the damage requiring
reconstruction provided no development occurs in the floodway;

d. Structures intended for human habitation; and

e. Accessory structures which are greater than 528 squate feet in size, outside of floodway areas.

According to the applicant’s submittal, the A+O Apartments include approximately 423 cubic yards of material
removal and 3,423 cubic yards of fill material within significant wetlands and 395 cubic yards of fill within the
floodplain outside of the wetlands portion of the site. The plans do not include any ground disturbances or
alterations within the Ash Creek floodway. The proposed development within the floodplain does not include any
activities related to existing structures, accessory structures or utilities, or any structutes proposed for human
habitation.

18.775.030 Administrative Provisions

A. Interagency coordination. The appropriate approval authority shall review all sensitive lands permit
applications to determine that all necessary permits shall be obtained from those federal, state, or local
governmental agencies from which prior approval is also requited.

Appendix F of the applicant’s submittal includes a Joint Corp/DSL permit application (APP056389) for
development within wetlands associates with Ash Creek, a tributary to Fanno Creek and the Tualatin River. The
necessary permits have been applied for. This provision is met.

As governed by CWS “Design and Construction Standards,” the necessary permits for all “development,”
as defined in Section 18.775.020.A, shall include a CWS setvice provider letter, which specifies the
conditions and requirements necessary, if any, for an applicant to comply with CWS water quality
protection standards and for the agency to issue a stormwater connection permit.

Appendix D of the applicant’s submittal includes a CWS Service Provider Letter (SPL) and Natural Resources
Assessment Report by Pacific Habitat Services. The SPL specifies conditions and requitements necessary for the
applicant to comply with CWS water quality and protection standards. Implementation of these tequitements will
be ensured by a condition of approval of the Council’s final order. This provision is met.

18.775.040 General Provisions for Floodplain Areas

Permit review. The appropriate approval authority shall review all permit applications to determine
whether proposed building sites will minimize the potential for flood damage.
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According to the applicant’s narrative, proposed buildings B, C, and D are located outside of the existing floodplain area.
Building A will be located on fill within the existing floodplain. Garage finished floor elevation will be approximately 2’
above the existing floodplain elevation. The habitable finished floor elevation will be approximately 12’ above the
existing floodplain elevation. The proposed building site minimizes the potential for flood damage. This provision is met.

Base flood elevation data. When base flood elevation data has not been provided in accordance with
subsection B of this section, the director shall obtain, review and reasonably utilize any base flood
elevation and floodway data available from a federal, state or other source, in order to administer
subsections M and N of this section.

Base flood elevation (BFE) has been determined for this project area. The BFE is shown on Federal Emergency
Management Agency (FEMA) map number 410276059C for the City of Tigard, Oregon, Washington County revised
Februaty 18, 2005. The floodplain boundary is shown (elevation 163) on the Existing Conditions plan (Sheet P1.1). This
provision is met.

18.775.050 General Provisions for Wetlands

Code compliance tequirements. Wetland regulations apply to those areas classified as significant on the
City of Tigard “Wetland and Streams Corridors Map,” and to a vegetated corridor ranging from 25 to 200
feet wide, measured horizontally, from the defined boundaries of the wetland, per “Table 3.1, Vegetated
Corridor Widths,” and “Appendix C, Natural Resource Assessments,” of the CWS “Design and
Construction Standards.” Wetland locations may include but are not limited to those areas identified as
wetlands in “Wetland Inventory and Assessment for the City of Tigard, Oregon,” Fishman Envitonmental
Setvices, 1994,

According to the Pacific Habitat Setvices, Inc. May 9, 2014 Natural Resource Assessment for the subject site, the
ptoposed development would impact .42 acres of significant wetlands and 1.02 acres of vegetated corridor
measured 50 feet wide. Therefore, the following wetland regulations would apply to 1.44 acres of the site.

Delineation of wetland boundaries. Precise boundaties may vary from those shown on wetland maps;
specific delineation of wetland boundaries may be necessaty. Wetland delineation will be done by
qualified professionals at the applicant’s expense.

According to the applicant’s narrative, a wetland delineation of the wetland areas on the site was done by the
ptofessional wetland scientists of Pacific Habitat Services. The delineated wetland boundary stakes provided by that
on-site delineation were surveyed and mapped by the surveyors of Otak, Inc. The actual locations of wetlands on
the site vary slightly from what is shown on the City of Tigard “Wetland and Streams Corridors Map. A copy of the
Wetland Delineation report for the site by Pacific Habitat Services is included in the applicant’s submittal as Impact
Assessment Report B. The wetland boundary and associated vegetated cotridor are illustrated cleatly on Figure 3,
PHS Natural Resource Assessment Report, Appendix D. This provision is met.

18.775.070 Sensitive Land Permits

Permits required. An applicant, who wishes to develop within a sensitive area, as defined in Chapter
18.775, must obtain a permit in certain situations. Depending on the nature and intensity of the proposed
activity within a sensitive area, either a Type II or Type III permit is requirted, as delineated in
18.775.020.F and G. The approval criteria for various kinds of sensitive areas, e.g., floodplain, are presented
in subsections B through E of this section.

This application includes proposed development in the Ash Creek floodplain, drainageways, and within wetlands
(and associated vegetated corridor). The City Council is the decision-making body under concurrent review with the
requested comptrehensive plan amendment Type IV procedure. Impacts to these sensitive areas are addressed in
findings for their respective approval criteria below.

18.775.070.B Within the 100-year floodplain. The hearings officer shall apptove, approve with conditions ot
deny an application request within the 100-year floodplain based upon findings that all of the following
criteria have been satisfied:
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applicant’s submittal includes Impact Assessment Report E, Preliminary Storm Drainage Report by Otak, Inc. According
to the report, the fill area is approximately 0.35 acres. Figure 3 shows the proposed development in relation to the 100-
year floodplain boundary (elevation 163). Proposed buildings B, C, and D are located outside of the existing floodplain
area. Building A will be located on fill within the existing floodplain. Garage finished floor elevation will be
approximately 2’ above the existing floodplain elevation. The habitable finished floor elevation will be approximately 12°
above the existing floodplain elevation.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requirements of this title. This criterion is met.

2. Land form alterations shall preserve or enhance the floodplain storage function and maintenance of the
zero-foot tise floodway shall not result in any encroachments, including fill, new construction, substantial
improvements and other development unless certified by a registered professional engineer that the
encroachment will not result in any increase in flood levels during the base flood discharge;

A zero rise analysis has been completed and is included in the applicant’s submittal as Appendix E in the
Preliminary Drainage report. Based on the analysis of potential floodplain impacts associated with the proposed
development, there will not result in any increase in flood levels during the base flood discharge. This criterion is
met.

3. Land form alterations or developments within the 100-year floodplain shall be allowed only in areas
designated as commercial or industrial on the comprehensive plan land use map, except that alterations ot
developments associated with community recreation uses, utilities, or public support facilities as defined
in Chapter 18.120 of the community development code shall be allowed in areas designated residential
subject to applicable zoning standards;

The site of the proposed development includes both commercial plan designations and residential plan
designations. The proposed development plans show floodplain modifications within portions of the site which
have a Comprehensive Plan Map designation of MUE-1. Portions of the site which include the residential MUR-1
Comprehensive Plan Map designation include proposed modifications to wetlands. However, no modifications to
the 100-year floodplain are proposed within the MUR-1 area. This critetion is met.

4, Where a land form alteration or development is permitted to occur within the floodplain it will not result
in any increase in the water sutface elevation of the 100-year flood;

A zero rise analysis has been completed and a memorandum is included as Appendix E in the Preliminary Drainage
Reportt. Based on the analysis of potential floodplain impacts associated with the proposed development, there will
not be an increase in the 100-year water surface elevation. This criterion is met.

5. The land form alteration or development plan includes a pedestrian/bicycle pathway in accordance with
the adopted pedestrian/bicycle pathway plan, unless the construction of said pathway is deemed by the
hearings officer as untimely;

The proposed development plans for the A+O Apartments include a public pedestrian easement to the City of
Tigatd for the future development of the City’s planned Washington Square Regional Center Trail. Staff has
determined that the Center Loop Trail alignment on SW Oak Street is preferred to the Ash Creek alignment along
this reach of Ash Creek. The City Engineer has determined that a 12-foot wide multi-modal path within the Oak
Street right of way along the property’s frontage will be a required public facility improvement for this project. This
ctiterion is met.

6. Pedestrian/bicycle pathway projects within the floodplain shall include a wildlife habitat assessment
that shows the proposed alignment minimizes impacts to significant wildlife habitat while balancing the
community’s tecteation and environmental educational goals;
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The proposed development plans for the A+O Apartments propose the dedication of a public pedestrian easement
to the City of Tigard for the future development of the City’s planned Washington Square Regional Center Trail. A
wildlife habitat assessment, further floodplain analysis and other related studies will need to be completed prior to
construction of this trail. The actual alignment of the trail will need to be determined by the City in concert with
resource permitting agencies ptior to the final design and construction of the trail.

7. The necessary U.S. Army Cotps of Engineers and State of Oregon Land Board, Division of State Lands,
and CWS permits and approvals shall be obtained; and

The applicant’s submittal includes 2 CWS SPL (Appendix D) and a U. S. Army Cotps of Engineers (COE)/Ozregon
Department of State Lands (DSL) permit application (Appendix F). This ctitetion is met.

8. Where land form alterations and/or development are allowed within and adjacent to the 100-year
floodplain, the city shall require the consideration of dedication of sufficient open land area within and
adjacent to the floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain in accordance
with the adopted pedestrian/bicycle pathway plan.

The proposed development plans include a public pedestrian easement to the City of Tigard for the development of
the City’s planned Washington Square Regional Center Trail. Because the alignment actoss the property is not yet
known, the City will require a blanket ped/bike easement over the entirety of Wetland A. This criterion is met.

FINDINGS: According to the analysis above, the floodplain ctiteria are met.

18.775.070.D Within drainageways. The appropriate approval authority shall approve, approve with
conditions or deny an application request for a sensitive lands permit within drainageways based upon
findings that all of the following criteria have been satisfied:

A storm water ditch, or drainageway, 475 square feet in area (0.01 acre) is located in the northwestern portion of the
site that carries stormwater from SW Oak Street and the adjacent condominium complex to the north of Oak
Street. The Natural Resource Assessment by PHS characterizes this ditch as non-jurisdictional and therefore
without an associated vegetated corridor.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requitements of this title. This ctitetion is met.

2. The extent and nature of the proposed land form alteration or development will not create site
disturbances to an extent greater than that required for the use;

According to the applicant’s narrative, the proposed development plan for the A+O Apartments minimizes impacts
to wetland/floodplain/drainageways by pushing the proposed area of development towards SW Oak Street. This
results in impact to an existing ditch in existing public drainage easement on the western portion of the site. It is
proposed that the existing ditch/drainageway be relocated into a public storm sewet pipe with an outfall to the
wetlands to the south. The proposed alteration of this section of the drainageway on the southetn portion of the
site is limited to only the area that is necessary to construct the proposed storm sewer to replace the existing open
drainage ditch, and therefore will limit drainageway disturbances to only what is necessary for the proposed use.
This criterion is met.

3. The proposed land form alteration ot development will not result in erosion, stream sedimentation,
ground instability, or other adverse on-site and off-site effects or hazards to life or property;

According to the applicant’s narrative, the proposed development plan for the A+O Apartments will replace an
existing open drainage ditch into a public storm drainage pipe located in a public drainage easement that will extend
the existing public storm drainage system and convey existing runoff from the upstream basin. The proposed public
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storm drainage pipe will outfall to a rip-rap pad and drain into wetlands and Ash Creek. The plans provide for
appropriate erosion control plans designed to City and CW'S standards so that the proposed land form alteration or
development will not result in erosion, stream sedimentation, ground instability, or other adverse on-site and off-
site effects or hazards to life or property. This criterion is met.

4. The water flow capacity of the drainageway is not decreased;

According to the applicant’s narrative, the open drainage ditch to be removed will be replaced with a public storm
pipe in a new alignment that will have adequate capacity to convey to the upstream runoff. This criterion is met.

5. Whete natural vegetation has been removed due to land form alteration or development, the areas not
covered by structures or impervious surfaces will be replanted to prevent erosion in accordance with
Chapter 18.745, Landscaping and Screening;

According to the applicant’s narrative, a small portion of the existing drainage ditch at its southern end will not be
covered by structures or impervious surfaces. This portion will be replanted with seed mix to prevent erosion. The
area to be replaced and put into a storm drainage pipe will be covered by pavement and landscaping associated with
the proposed apartments designed consistent with the requitements of Chapter 18.475 and related standards as
addressed elsewhere in this report. This criterion is met.

6. The drainageway will be replaced by a public facility of adequate size to accommodate maximum flow
in accordance with the adopted 1981 Master Drainage Plan;

According to the applicant’s natrative, the existing drainage ditch will be teplaced with a public storm sewer pipe in
a new alignment (to be covered by a public drainage easement). The proposed storm drainage pipe has been sized to
provide adequate capacity to convey the maximum anticipated flow from upstteam basin in accordance with the
1981 Master Drainage Plan. The public easement will be located within the drive-aisle/patking area of the proposed
multi-family development. The City will have access to public storm manholes for maintenance of the proposed
public storm sewer. This criterion is met.

7. The necessary U.S. Army Corps of Engineers and State of Otegon Land Board, Division of State Lands,
and CWS approvals shall be obtained;

A CWS Service Provider Letter for the project is included in the applicant’s submittal (Appendix D). The
development team has submitted an application for an Oregon DSL/ US Army Cotps of Engineets Joint Permit
application (Appendix F). This ctriterion is met.

8. Where land form alterations and/or development are allowed within and adjacent to the 100-year
floodplain, the city shall require the consideration of dedication of sufficient open land area within and
adjacent to the floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain in accordance
with the adopted pedestrian bicycle pathway plan.

The proposed development plans propose the dedication of a public pedestrian easement to the City of Tigard for
the development of the City’s planned Washington Square Regional Center Trail. Because the alignment across the
property is not yet known, the City will require a blanket ped/bike easement over the entirety of Wetland A.

This critetion is met.

FINDINGS: According to the analysis above, the drainageways criteria are met.

18.775.070.E Within wetlands. The director shall approve, approve with conditions or deny an application
request for a sensitive lands permit within wetlands based upon findings that all of the following criteria
have been satisfied:

Pursuant to TDC 18.775.050, General Provisions for Wetlands, wetland regulations apply to those areas classified as
significant on the City of Tigard “Wetland and Streams Corridors Map,” and to a the 50-foot vegetated corridor for
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Wetland A, as shown in Figure 3 of Pacific Habitat Services’ Natural Resource Assessment for the subject site. The
proposed development would impact .42 acres of significant wetlands and 1.02 acres of vegetated corridor.
Therefore, the following wetland regulations apply to a total of 1.44 acres of the site.

1. Compliance with all of the applicable requirements of this title;

As determined through the findings in this staff report, the proposed development is in compliance or can be
conditioned to comply with all of the applicable requirements of this title. This criterion is met.

2. The proposed land form alteration or development is neither on wetland in an area designated as
significant wetland on the comprehensive plan floodplain and wetland map nor is within the vegetative
cotridor established per “Table 3.1 Vegetative Cortidor Widths” and “Appendix C: Natural Resources
Assessments” of the CWS “Design and Construction Standards,” for such a wetland;

The applicant has requested wetlands to be removed from the designation of locally significant wetlands on the City
of Tigard “Wetlands and Streams Corridors” Map by the Comprehensive Plan Amendment portion of this
application. If that request is approved, these wetlands will no longer be designated as significant wetland on the
Plan’s floodplain and wetland map. As such, a sensitive lands permit can be approved in accordance with this
section for both the wetland and its associated vegetative corridor. This criterion is met.

3. The extent and natute of the proposed land form alteration or development will not create site
distutbances to an extent greater than the minimum required for the use;

According to the applicant’s narrative, the proposed filling of 0.42 acres of wetlands is limited to only what is
necessary to “squate up” the developable portion of the site to accommodate the proposed 215-unit apartment
complex and related parking and recreation facilities without creating any more wetland site disturbance than is
absolutely necessary. The proposal includes ground level parking under two of the proposed residential buildings, a
request for an exception to the minimum required number of on-site parking spaces in order to limit the area of
development, and a retaining wall along the full width of the project’s southern development boundaty to limit
impacts to sensitive areas. Given the findings in the applicant’s ESEE analysis, this criterion is met.

4, Any encroachment or change in on-site or off-site drainage which would adversely impact wetland
characteristics have been mitigated;

According to the applicant’s narrative, the 0.42 acres of proposed encroachment into the wetlands on the site has
been designed to be on the edges of or outside of the floodplain on the site. A storm sewer system has been
proposed to replace the surface drainage through the wetlands on the western portion of the site. These measures
have been designed in order that on-site and off-site drainage will not be adversely affected by the proposed
wetlands modifications. This criterion is met.

5. Where natural vegetation has been removed due to land form alteration or development, erosion control
provisions of the Surface Water Management program of Washington County must be met and areas not
covered by structures or impervious surfaces will be replanted in like or similar species in accordance with
Chapter 18.745, Landscaping and Screening;

According to the applicant’s narrative, an erosion control plan addressing the City and Clean Water Services’
erosion control requitements will be submitted as part of final grading plans, as well as part of any state or federal
permit applications. Disturbed areas will be replanted if not covered by impervious surfaces. This criterion is met.

6. All other sensitive lands requirements of this chapter have been met;

All other applicable sensitive lands approval standards related to the proposed development application are
reviewed in findings within this staff report. This criterion is met.

7. The necessary U.S. Army Corps of Engineers and State of Oregon Land Board, Division of State Lands,
and CWS approvals shall be obtained;
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A CWS Service Provider Letter for the project is included in the applicant’s submittal (Appendix D). The
development team has submitted an application for an Oregon DSL./ US Army Cotps of Engineers Joint Permit
application (Appendix F). This ctitetion is met.

8. The provisions of Chapter 18.790, Tree Removal, shall be met;

The provisions of Chapter 18.790, Urban Forestry Plan, are addressed futther in this staff report, below. This
criterion is met.

9. Physical limitations and natural hazards, floodplains and wetlands, natural areas, and parks, recreation
and open space policies of the comprehensive plan have been satisfied.

The following Comprehensive Plan policies address physical limitations and natural hazards, floodplains and
wetlands, natural areas, and parks, and recreation and open space. Findings address satisfaction of these policies
with regard to the proposed plans for wetland modifications.

Natural Resources
1. The City shall protect and, to the extent feasible, restore natural resources in a variety of methods to:

A. contribute to the City’s scenic quality and its unique sense of place;

B. provide educational opportunities, recreational amenities, and buffering between differential land
uses;

C. maximize natutral resource functions and services including fish and wildlife habitat and water
quality; and

D. result in healthy and naturally functioning systems containing a high level of biodiversity.

7. The City shall protect and restore riparian and upland habitats to the maximum extent feasible on
public and private lands.

8. The City shall protect and, to the extent feasible, restore the diverse ecological and non-ecological
functions and services of stteams, wetlands, and associated riparian corridors.

11. The City shall assist landowners in the protection of natural resoutces through diverse methods
including, but not limited to: education, incentives, planned development standards and regulations, and
conservation easements.

The City addresses the above policies dealing with wetlands, water resources, tripatian areas and wildlife habitat
through the development and administration of the sensitive lands permit ptocess. The application of and
satisfaction of the standards of that permitting process to the A+O Apartments development plans, including
proposed modifications to the wetlands, habitat, and floodplain area on the site, are a2 demonstration that these plan
policies have been satisfied. In addition, application of the planned development parking exemption has been
requested to help minimize the development footprint.

Hazatds
1. The City shall not allow development in areas having the following development limitations except
where the developer demonstrates that generally accepted engineering techniques related to a specific site
plan will make the area suitable for the proposed development:

A. areas having a sevete soil etosion potential;

B. areas subject to slumping, earth slides, or movement;

C. areas having slopes in excess of 25%; or

D. areas having severe weak foundation soils.

The City of Tigard’s development review application process implements this policy through the requitement of a
geotechnical report as part of the required impact assessment of a proposed development. The current application
includes a site specific geotechnical report prepared by Geotechnical Resources, Inc. that report demonstrates that
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the proposed development site will be suitable for development without undue soil erosion and that the site does
not contain slopes in excess of 25%; areas subject to slumping, sliding, or earth movement; or weak soils.

7. The City shall comply with the Federal Emergency Management Agency (FEMA) flood regulations,
which include standards for base flood levels, flood proofing, and minimum finished floor elevations.

8. The City shall prohibit any land form alterations or developments in the 100- yeat floodplain which
would result in any rise in elevation of the 100-year floodplain.

9. The City shall not allow land form alterations or development within the 100-year floodplain outside the
zero-foot rise floodway unless:
A. The streamflow capacity of the zero-foot rise floodway is maintained; and
B. Engineered drawings and/or documentation shows there will be no detrimental upstream or
downstream effects in the floodplain area.

10. The City shall work with Clean Water Setvices to protect natural drainageways and wetlands as
valuable water retention areas and, where possible, find ways to restore and enhance these areas.

11. The City shall comply with Metro Title 3 Functional Plan tequirements for balanced fill and removal in
the floodplain.

The City has addressed these above policies dealing with floodplain development and landform alterations through
the development and administration of the sensitive lands permit process. The application of and satisfaction of the
approval standards of the sensitive lands permitting process to the A+O Apartments development plans, including
proposed modifications to the floodplain area on the site, are a demonstration that these plan policies have been
satisfied.

Parks Recreation and Open Space

8.1 Provide a wide variety of high quality park and open spaces for all residents, including both:
A. developed ateas with facilities for active recreation; and
B. undeveloped areas for nature-oriented recreation and the protection and enhancement of valuable
natural resources within the parks and open space system.

22. City-owned property may be used for private wetlands mitigation considered on a case-by-case basis.

This policy allows, but does not require developers to provide local wetlands mitigation. The applicant has proposed
off-site mitigation with this project. The City Parks Director has commented that ptivate wetland mitigation on city-
owned property has proved difficult administratively in the past and that city property will need to be used in the
future for city projects that require mitigation. In this case, city owned property is not available for ptivate wetland
mitigation.

Goal 8.2 Create a Citywide network of interconnected on- and off-road pedestrian and bicycle trails.

Policy 1. The City shall create and interconnected regional and local system of on- and off-road trails and
paths that link together neighborhoods, parks, open spaces, major urban centers and regional recreational
opportunities utilizing both public property and easements on private property.

The proposed development plans for the A+O Apartments include the provision of a public pedestrian trail
easement within the privately owned wetland area adjacent to Ash Creek. This trail easement segment is provided to
serve the Washington Square Regional Center Ttail that is called for in the Parks Master Plan and is called for as
multi-use path M-9 on maps and tables of the Tigard 2035 Transportation System Plan. The development plans also
provide for a public pedestrian path easement for the future development of a connecting trail between SW Oak
Street and the future Washington Square Regional Center Trail.

FINDINGS: As shown in the analysis above, the wetlands ctriteria are met.
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CONCLUSION: Staff recommends that the Planning Commission find, and recommend to Council, that the
applicable sensitive lands review criteria for floodplain, drainageways, and wetlands are met
or can be met as conditioned, subject to a determination that Goal 5 protections can be
removed, as requested by the applicant.

C. PLANNED DEVELOPMENT REVIEW CRITERIA

The following critetia apply to the proposed Planned Development Concept and Detailed Plan Reviews (PDR) for
the 215 unit planned development.

18.350 PLANNED DEVELOPMENTS

18.350.020 Process
A. Applicable in all zones. The planned development designation is an overlay zone applicable to all
zones. An applicant may elect to develop the project as a planned development, in compliance
with the requirements of this chapter, or in the case of a commercial or industrial project an
approval authotity may apply the provisions of this chapter as a condition of apptoving any
application for the development.

D. Concurrent applications for concept plan and detailed plan. In the case of concutrent applications
for concept plan and detailed development plan, including subdivision applications, the applicant
shall clearly distinguish the concept from the detailed plan. The Planning Commission shall take
separate actions on each element of the planned development application (i.e., the concept
approval must precede the detailed development approval); however each required action may be
made at the same hearing.

The applicant has elected to develop this project through the planned development process. In this case, the
applicant is also applying for a concurrent review of the planned development concept plan and the detailed
development plan. Separate concept plans and detailed plans have been submitted, requiting separate actions by the
commission and council.

18.350.050 Concept Plan Approval Criteria
A. The concept plan may be approved by the commission only if all of the following criteria ate met:

1. The concept plan includes specific designations on the concept map for areas of open space, and
describes their intended level of use, how they relate to other proposed uses on the site, and how
they protect natural features of the site.

The Planned Development Concept Plan, Sheet P2.2, illustrates areas on the site that are intended to be preserved
as open space in the form of wetlands and enhanced wetland; active open space and recreation areas near the
proposed building locations; and passive landscape areas. The applicant’s natrative, along with the applicable
supplemental reports in the Appendix, describe how the natural open space, active open space, and passive open
space areas are to be used and how the plans for the 6.2 acres in the southern portion of the site will protect and
enhance the natural areas on the site. This criterion is met.

2. The concept plan identifies areas of trees and other natural resources, if any, and identifies
methods for their maximized protection, preservation, and/or management.

The planned development concept plan illustrates how the plans for the 6.2 acres in the southern portion of the site
will protect and enhance the natural areas on the site. This criterion is met.

3. The concept plan identifies how the future development will integrate into the existing
neighborhood, either through compatible street layout, architectural style, housing type, ot by
providing a transition between the existing neighborhood and the project with compatible
development or open space buffers.
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The Planned Development Concept Plan, Sheet P2.2, along with the aerial photo of the site and its environs, Sheet
P2.1, illustrates how the proposed development will fit into the street and land use pattern of the neighborhood.
This criterion is met.

4. The concept plan identifies methods for promoting walkability or transit ridership, such methods
may include separated patking bays, off street walking paths, shorter pedestrian toutes than
vehicular routes, linkages to ot other provisions for bus stops, etc.

The plans for the project include the provision of an 8-foot wide sidewalk along the site’s frontage. The Planned
Development Concept Plan, Sheet P2.2, illustrates the general areas on the site where the applicant is offering to
provide public pedesttian easements for the future development of a trail along Ash Creek, and a trail to connect
between that trail and the sidewalk along SW Oak Street. Primary pedestrian routes through the site are also
illustrated. However, given the applicant’s request for a parking exemption of 9.1%, staff recommends that the
applicant provide a walkability and ridership assessment that ensures the plan maximizes methods to promote
walkability and transit ridership within a quarter mile of the subject site, including but not limited to measures
identified in TriMet’s comment letter dated December 4, 2014.

5. The concept plan identifies the proposed uses, and their general arrangement on site. In the case
of projects that include a residential component, housing type, unit density, or generalized lot sizes
shall be shown in relation to their proposed location on site.

The planned development concept plan illustrates the proposed development pattern for four multi-story multi-
family residential buildings on the northern portion of the site, along with associated recreation and parking
facilities. The concept plan provides for approximately 4.16 acres of the site to be developed with multi-family
dwellings at a net density of between 50 and 60 units per net acre, and for approximately 6.2-acres of the site to be
retained as wetlands and floodplain associated with Ash Creek. Limited public access to the wetlands area is
provided for through the provision of public pedestrian access easements to be dedicated to the City of Tigard for
future trail development. This criterion is met.

6. The concept plan must demonstrate that development of the property pursuant to the plan
results in development that has significant advantages over a standard development. A concept
plan has a significant advantage if it provides development consistent with the general purpose of
the zone in which it is located at overall densities consistent with the zone, while protecting natural
features or providing additional amenities or features not otherwise available that enhance the
development project ot the neighborhood.

The proposed development plan for the A+O Planned Development provides for the long term preservation of
wetlands and floodplain associated with Ash Creek, along with significant enhancements to the wildlife habitat
values of the wetlands through the removal of invasive vegetation and the planting of significant number of native
trees. This work to restore the wetlands on the site would not occur unless there was a development project
occurring primarily on the upland portion of the site, along with a relatively minor amount of wetland filling to
create additional developable area. The practicality of intensive development of the upland portion of the site is
dependent upon the proposed wetland filling to create a more usable development footprint, and is also dependent
upon having flexibility with regard to certain development standards such as by reducing the amount of on-site
parking to be provided; by not providing individual decks or porches for all units as would be required through the
Site Development Review approval standards; and by accounting for shared open spaces through looking at the
larger development plan.

In addition, it is noted that proposed A+O Apartments Planned Development will further the objectives of the
Washington Squate Regional Center plan by providing desired relatively intense residential development in close
proximity to shopping opportunities at Washington Square and other neatby centers; close proximity to
employment opportunities at Washington Square, Lincoln Center, and other nearby office and commercial centers;
and within close proximity to transit opportunities on SW Greenburg Road, SW Locust Street, and SW Hall
Boulevard. While the proposed development will be faitly intensive compared to the existing neighborhoods
consisting primarily of detached single-family residences to the south and east of the site, the proposed A+O
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Planned Development will provide a step down in intensity from Washington Square and Lincoln Center to those
existing neighborhoods. The A+O Planned Development will be developed at a density (52 units/acre) which is
low in the range of residential densities allowed by the MUE-1 and MUR-1 zoning districts applied to the site of the
proposed development (50 units/acre minimum, no maximum). This ctitetion is met.

FINDINGS: According to the analysis above, the concept plan approval critetia are substantially met.
However, staff recommends that the applicant provide a walkability and ridership audit that ensures the plan
maximizes methods to promote walkability and transit ridership within a quarter mile of the subject site, including
but not limited to measures identified in TriMet’s comment letter dated December 4, 2014, as conditioned below.

CONCLUSION: Staff recommends the Planning Commission find that the proposed Concept Plan
substantially meets the approval critetia and recommend approval of the Concept Plan to
the City Council, subject to consideration of an enhanced mobility plan.

18.350.060 Detailed Development Plan Submission Requirements
C. Compliance with specific development standards. The detailed development plan shall show
compliance with base zone provisions, with the following modifications:
1. Lot dimensional standards. The minimum lot depth and lot width standards shall not apply.
There shall be no minimum lot size except that lots on the perimeter of the ptroject shall not be less
than 80% of the minimum size tequired in the base zone.

There is no applicable minimum lot size in the undetlying MUE-1 and MUR-1 districts. The site size will be 10.95
acres after dedication of additional road right-of-way for SW Oak Street. This standard is met.

2. Site coverage. The maximum site coverage is 80%, except in the IP zone where the maximum
site coverage shall be 75%. Site coverage includes all buildings and impetvious sutfaces such as
streets and sidewalks.

The concept plan provides for less than 40% of the gross planned development site area to be developed and over
60% of the site to be retained as natural and enhanced wetlands. Therefore, the proposed concept plan clearly meets
this standard. Additionally, 25% percent of the portion of the site which is planned to be developed with the
apartments will be landscaped and not covered by buildings or pavement. This standard is met.

3. Building height. In residential zones, any increase in the building height above the maximum in
the base zone will requitre that the sttucture be set back from the perimeter of the site a distance of
at least 1-1/2 times the height of the building.

No increase in building height is request beyond that allowed by the undetlying zones. This standard is met.

4. Structure setback provisions:

No exceptions to the applicable base zone setback standards are requested. All buildings within the proposed A+O
Apartments Planned Development will be required to meet all applicable setback and building separation standards
of the underlying zones and of the Uniform Building Code and Fire Code. No garage entrances will enter onto SW
Oak Street. Both parking garages will have entrances internal to the site. This standard is met.

5. Other provisions of the base zone. All other provisions of the base zone shall apply except as
modified by this chapter.

No exceptions are requested to any other standards of the base MUE-1 and MUR-1 zoning districts. This standard
is met.

18.350.070 Detailed Development Plan Approval Criteria
A detailed development plan may be approved only if all the following criteria ate met:
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A. The detailed plan is generally consistent with the concept plan.

According to the applicant’s narrative, the proposed detailed development plan has been designed to be completely
consistent with the concept plan, except for providing additional details on how the site is to be developed. No
changes to the residential densities, amounts of open space and landscaping, land usage; effects upon
environmentally sensitive areas or hazardous areas; or the proposed pattern of development are proposed. This
critetion is met.

B. All the provisions of the land division provisions, Chapters 18.420, Partitions, and 18.430,
Subdivisions, shall be met if applicable;

No land division is proposed. Therefore, the provisions of Chapters 18.420 and 18.430 are not applicable to the
proposed final development plan. This criterion is met.

C. Except as noted, the provisions of the following chapters shall be utilized as guidelines. A planned
development need not meet these requirements where a development plan provides alternative
designs and methods, if acceptable to the commission that promotes the putpose of this chapter.
In each case, the applicant must provide findings to justify the modification of the standards in the
chapters listed below. The applicant shall respond to all the applicable criteria of each chapter as
part of these findings and clearly identify where their proposal is seeking a modification to the
strict application of the standards. For those chapters not specifically exempted, the applicant
bears the burden of fully complying with those standards, unless a variance or adjustment has been
requested.

2. Chapter 18.705, Access, Egress and Circulation. The commission may grant an exception to the
access standards, upon a demonstration by a professional engineer that the resulting access will
not be detrimental to the public safety considering emergency vehicle needs, and provisions are
provided for all modes of transportation using the site (vehicles, bicycles, pedestrians, and transit).

No exception to the applicable access, egress and circulation standards is requested.

3. Chapter 18.715, Density Computation and Limitations. Unless authorized below, density shall be
governed by the density established in the undetlying zoning district, using the minimum lot size
established for that district. Where a project site encompasses more than one underlying zoning
district, density shall be aggregated for each district, and may be allocated anywhere within the
project site, as deemed appropriate by the commission.

No density bonus is requested.

4. Chapter 18.745, Landscaping and Screening. The commission may grant an exception to the
landscape requirements of this title upon a finding that the overall landscape plan was prepared by
a licensed landscape architect, provides for 20% of the net site atea to be professionally landscaped,
and meets the intent of the specific standard being modified.

No exception to the applicable minimum landscaping requirements is requested.

5. Chapter 18.765, Off-Street Patking and Loading Requirements. The commission may grant an
exception to the off-street parking dimensional and minimum number of space requirements in the
applicable zone if:

a. The minimum number of parking spaces is not reduced by more than 10% of the required
parking; and

An exception to the minimum required on-site parking space standard is requested to allow the proposed A+O
Apattments to be served by 278 on-site parking spaces rather than the 306 on-site spaces which normally would be
required for this type and size of development. The requested 28 fewer parking spaces would represent a 9.1 percent
reduction from the normally requited amount of on-site parking. Criterion (a) is met.
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b. The application is for a use designed for a specific purpose which is intended to be permanent in
nature, e.g., a nursing home, and which has a low demand for off-street parking; or

The proposed mix of apartment units in the project with a relatively high number of smaller unit types (64 studios and 98
1-bedroom units) and the absence of larger dwelling units should result in fewer residents per dwelling unit than would
be typically expected in a suburban multi-family project. Therefore, it is reasonable to anticipate that the lesser number of
residents per unit would translate to a lesser demand for on-site parking spaces as compared to a typical suburban multi-
family development. The applicant argues that the City of Tigard’s minimum parking space standard is oriented more to
the demand for patking spaces for a typical multi-family project with larger dwelling units than is currently proposed.
Critetion (b) is met.

c. There is an opportunity for sharing parking and there is written evidence that the property
owners are willing to enter into a legal agreement; ot

The applicant has not identified any opportunities for shared parking.

d. Public transportation is available to the site, and reducing the standards will not adversely affect
adjoining uses; or

According to the applicant’s narrative, the site is relatively well served by transit as is reported and detailed in Impact
Assessment Report F. A portion of the site is located within one-quarter mile of several transit stops. This is illustrated
by the Transit Availability Map in that report which shows one-quarter mile radii from the closest transit stops to the site
at: 1) the west side of SW Greenburg Road at the entrance to the Washington Square shopping center; and 2) at the
intersection of SW Hall Boulevard and SW Locust Street. The TriMet Trip Planner service provided on TriMet’s website
says that there currently are three transit stops within one-half mile walking distance of the SW 8900 SW Oak Street
within the site for TriMet Bus Route 43 on Hall Boulevard or SW' Locust Street. The TriMet Trip Planner indicates that
there are three transit stops within six-tenths of a mile walking distance for TtiMet Bus Routes 76 and 78 on SW
Greenburg Road. Maps of these routes and basic schedules are included in the Impact Assessment report. The proximity
of the site to these bus transit stops and the frequency of transit service means that good public transportation service
will be available to serve the proposed multi-family development.

However, staff finds that the availability of transit may not be sufficient to ensure its use. In considering the parking
exemption and the potential for mitigating the adverse effects on adjoining uses, staff recommends the applicant
provide a walkability and ridership audit that ensures the plan maximizes methods to promote walkability and transit
ridership within a quarter mile of the subject site, including but not limited to measures identified in TriMet’s
comment letter dated December 4, 2014.

e. There is a community interest in the presetvation of particular natural features of the site which
make it in the public interest to grant an exception to patking standards.

The request for the reduction in the number of required parking spaces derives from efforts to minimize the amount of
wetland atea needed to be filled to provide on-site parking. Multiple attempts were made to lay out the site plan to
provide all of the normally required parking on-site without providing on-street parking. All such alternative plans would
have required additional wetland filling and/or increased building heights to provide additional parking. Additional
wetland filling would not have been in the public’s interests in preserving this existing resoutce area. Criterion (e) is met.

FINDING:  The proposed 9.1% (28 spaces) exception to the minimum parking requirement is less than 10%
allowed. The proposed mix of studio and one bedroom units and the availability of nearby transit can reasonably be
expected to lower the demand for on-site parking. It is in the public interest to preserve wetlands to the south of
the development site (Wetland A). Therefore, the commission may grant an exception to the off-street parking
dimensional and minimum number of space requirements in the applicable zone. However, staff finds that the
availability of transit may not be sufficient to ensure its use and recommends the following condition of approval:

CONDITION: The applicant shall provide a walkability and ridership audit that ensures the plan maximizes
methods to promote walkability and transit ridership within a quatter mile of the subject site,
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including but not limited to measures identified in TriMet’s comment letter dated December 4,
2014.

6. Chapter 18.780, Signs. The commission may grant an exception to the sign dimensional
requitements in the applicable zone.

No exception to the dimensional standards for signs is requested.

7. Chapter 18.795, Visual Clearance Areas. The commission may grant an exception to the visual
clearance requirements, when adequate sight distance is ot can be met;

No exception to the vision clearance requirements is requested.

8. Chapter 18.810, Street and Utility Improvements, Sections 18.810.040, Blocks, and 18.810.060,
Lots. Deviations from street standards shall be made on a limited basis, and nothing in this section
shall obligate the city engineer to grant an exception, The commission has the authority to reject
an exception request. The commission can only grant an exception to street sanctions if it is
sanctioned by the city engineer. The city engineer may determine that certain exceptions to the
street and utility standards are permissible when it can be shown that:

An exception to the public street improvement standards is requested to allow a narrower than the normal WSRC
Plan minor collector street.

TDC Section 18.630.100 states the recommended roadway functional classification map and street cross-sections in
the Washington Square Regional Center (WSRC) Plan shall govern the improvement and construction of major
streets within the WSRC Plan District. The WSRC Plan calls for a minor collector section along SW Oak Street
which includes 43.5-feet from centerline right-of way and a 29.5-feet from centetline paved width (5.5-foot half
center lane, 11-foot travel lane, 5-foot bike lane, 8-foot parking).

The applicant proposes a modified minor collector section for this street to provide 40-feet from centerline
collector street right-of-way, and 26-feet of pavement from centetline to cutb (12-foot travel lane, 6-foot bike lane,
8-foot parallel parking). The 3.5-foot reduction in the street width is the result of removing the center lane in the
street section (subtract the 5.5-foot half center lane) and widening the travel lane (add 2-feet to travel lane). A
supplemental memo to the Transportation Impact Study addressing turn lane watrants is included in report C in the
Impact Assessment portion of the applicant’s submittal.

The City Engineer agrees with the applicant’s assertion that the center tutn lane is not warranted but has determined an
alternative design will better serve multimodal transportation options: the SW Oak Street half section will 40 feet from
center line and include a 20-foot paved width with a 12-foot travel lane and 8 feet of on-street parking, an 8 foot LIDA
planter and a 12-foot wide sepatated bike/ped path.

a. Public safety will not be compromised; and

The Washington Square Regional Center (WSRC) description refers specifically to improving accessibility to the
Lincoln Center commercial district. Not having a left-turn along the site frontage does not impact the ability to
provide multimodal access into the office/commercial uses. The WSRC also highlights improving access to
residential areas specifically for pedestrians and cyclists with autos as a secondary consideration (“as well.”) and the
need for traffic management techniques to protect neighborhood streets. The proposed design helps accomplish
these objectives by: 1) Removal of center left-turn lane reduces north-south pedestrian crossing distance/exposure;
2) Narrower cross section reduces potential traffic speeding issues through mote compact environment and reduces
appearance of a wide street that might otherwise encourage cut-through traffic; and 3) still accommodates on-street

patking and sidewalks.

SW Oak Street is currently posted with 25 MPH speed signs. This speed will help keep travel on the street safe with
on-street parking. This criterion is met.
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b. In the case of public streets, maintenance costs will not be greater than with a conforming
design; and

Maintenance costs would not be anticipated to be increased due to the reduced right-of-way and street width that
are requested. The reduced 3.5-feet of pavement width would require less street sweeping and pavement
ovetlay/maintenance in the future. This ctiterion is met.

c. The design will improve stormwater conveyance either by reducing the rate or amount of
runoff from present standards ot increasing the amount of pollutant treatment.

The reduced pavement width will also decrease the impervious surface which will reduce stormwater runoff from
Oak Street. The proposed planter strip width will provide area for LIDA-facilities (stormwater planters, swales) that
can provide stormwater quality treatment for the impervious area within the public tight-of-way. In addition, the
narrower right-of-way allows the proposed development to be constructed further north, reducing impacts to
wetlands located to the south of the site. This critetion is met.

FINDING: The city engineer has determined that the applicant’s proposed exception to the street standards
is not permissible. Instead, the City Engineer adopts a revised section for SW Oak Street 40 feet from center line
including a 20-foot paved width with a 12-foot travel lane and 8 feet of on-street parking, an 8 foot LIDA planter and a
12-foot wide separated bike/ped path.

For those chapters not specifically exempted under the planned development chapter, the applicant bears
the burden of fully complying with those standards, unless a variance or adjustment has been requested.
The following standards apply to the proposed planned development.

18.520 COMMERCIAL ZONING DISTRICTS

B. Use table. A list of permitted, restricted, conditional and prohibited uses in commercial zones is
presented in Table 18.520.1.

The western portion of the site is zoned MUE-1 and the eastern portion of the site is zoned MUR-1, as illustrated on the
Existing Conditions/Site Assessment Plan, Sheet P1.1.

Table 18.520.1 of the Community Development Code lists use types that are permitted, restricted, conditional, and
prohibited in the various commercial zoning districts in the City of Tigard. Household living is listed as a permitted use
in both the MUE-1 and MUR-1 districts in this table, with a footnote which says that all permitted and conditional uses
may be subject to special development standards of Section 18.630. The proposed multi-family residential use is
considered a Household Living use type, and thus is permitted in both zoning districts applied to the site.

18.520.040 Development Standards
A. Compliance required. All development must comply with:
1. All of the applicable development standards contained in the underlying zoning district, except
where the applicant has obtained variances or adjustments in accordance with Chapter 18.370;
2. All other applicable standards and requirements contained in this title.

Any development standards of Section 18.630 which are applicable to the proposed uses of this site are addressed below
in the responses to the standards of Section 18.630. The staff report otherwise ensures compliance with all other
applicable standards and requirements contained in this title. This standard is met.

B. Development standards. Development standards in commesrcial zoning districts are contained in Table
18.520.2 below:

MUE-1 Standard Proposed
Minimum lot size: None 10.85 acres total site area

(4.44 acres apartment development site)
Minimum lot width: None 693.5-feet min. total site width
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Minimum/maximum setbacks:

Minimum front yard: 0 10.5-teet (Buildings B and C)
Maximum front yard setback: 20 feet 10.5-feet (Buildings B and C)
Minimum side yard: 0 28-feet (Building A west side)
Minimum rear yard: 0 over 300-feet to south propetty line
Minimum building height: 2 stories 4-stories

Maximum building height: 200 feet 53-feet

Maximum site coverage: 85% 75% of total apartment site
Minimum landscape requirement: 15% 25% of total apartment site

Minimum density: 50 d.u./net acre 53.1 d.u./net acte total
Maximum density None 53.1 d.u. /net acre total
MUR-1
Minimum lot size: None 10.85-acres total site area
(4.44 acres apartment development site)
Minimum lot width: None 693.5-feet min. total site width
Minimum/maximum setbacks:
Minimum front yard: 0 6.9-feet Building D stair tower)
Mazximum front yard setback: 20 feet 11.2-feet (remainder of Building D face)
Minimum side yard: 0 15-feet (Building D east side)
Minimum rear yard: 0 over 300-feet to south
Minimum building height: 2 stories 4 stories
Maximum building height: 75 feet 53-feet
Maximum site coverage: 80% 75% of total apartment site
Minimum landscape requirement™: 15% 20% of total apartment site

Minimum density:
Maximum density

50 d.u./net acre
None

53.1 d.u./acre total
53.1 d.u./acre total

FINDING:  Table 18.520.2 above, shows that the proposed development plans are consistent with the applicable
development standards in the MUR-1 and MUE-1 zoning districts. The applicant has not applied for any variances or
adjustments in accordance with Chapter 18.370. All other applicable standards and requirements contained in this title
are addressed further in this staff report. The applicable commercial development standards are met.

18.630 WASHINGTON SQUARE REGIONAL CENTER PLAN DISTRICT

18.630.010 Purpose and Applicability

A. Purpose.

1. This chapter will implement the vision, concepts and principles contained in the Washington Square
Regional Center Plan, and the recommendations contained in the Phase II Implementation Plan
Summary Repott, prepared by a task force appointed by the City of Tigatd.

2. Metro’s Regional Utban Growth Management Functional Plan tatget growth capacity for the
Washington Square regional center will be met by permitting mixed use development within the regional
center at densities appropriate for an urban center.

3. A mixed use regional center will contain a variety of districts that vary in scale, predominant use, and
character. Distinct districts, connected to each other and to the rest of the region by a multi-modal
transpottation system, will provide a range of working, living and shopping opportunities.

4. Improved multi-modal transportation links, higher densities, variety of land uses, and enhanced
environmental qualities will all contribute to create a desirable, livable community in the face of dramatic
population and employment growth.

5. New mixed-use zoning districts, along with existing residential zoning districts in established areas, are
appropriate for the regional center.

B. Design principles. Design standards for public street improvements and for new development and
renovation projects have been prepared for the Washington Square Regional Center Plan District. These
design standards address several important guiding principles adopted for the Washington Square
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Regional Center Plan District, including creating a high-quality mixed use area, providing a convenient
pedestrian and bikeway system, and utilizing streetscape to create a high quality image for the area.

C. Development conformance. All new developments, including remodeling and renovation projects
resulting in new non-single-family residential uses, are expected to contribute to the character and quality
of the area. In addition to meeting the design standards desctibed below and other development standards
required by the development and building codes, developments will be required to dedicate and improve
public streets, connect to public facilities such as sanitary sewer, water and storm drainage, and
patticipate in funding future transportation and public improvement projects necessary within the
Washington Square Regional Centet.

As reviewed in this staff report, the project meets or has been conditioned to meet the design standards in this Chapter
and other development standards required by the development and building codes and would contribute to the character
and quality of the area. In addition, developments are required to participate in funding future transportation and public
improvement projects necessary within the Washington Square Regional Center. The applicant’s submittal did not
address this provision.

Both public comment and the WSRC plan identify the continuation of SW Lincoln Street through to SW Oak Street as a
critical future transportation infrastructure improvement. Public commenters worry that the limited capacity of SW 90
Avenue will not be able to handle increased traffic generated by the development. The Regional Center Plan identifies
a collector system at Oak-Lincoln-Locust to distribute east/west traffic between Locust and Oak Streets and improve
accessibility to the Lincoln Center commercial district and to improve access to tesidential ateas for bicyclists and
pedestrians, as well as autos.

According to the WSRC plan, District C, Lincoln Center-Ash Creek, is an area “slated for high density office and
residential development. Adjacent to a residential neighborhood, it will be important for this area to provide easy
pedestrian and bicycle access between homes and jobs. A particular goal is to protect the Metzger neighborhood from
impacts of increased traffic, while assuring free-flowing vehicular movement throughout the district.” In addition,
“Metro has established goals for the region to reduce the number of ttips by auto relative to those made by transit,
pedestrian and bike travel. Pedestrian and bike facilities developed in concert with new housing and offices will be a step
toward achieving theses regional goals.”

The applicant’s traffic analysis concludes that intersections remain functional with the development’s added traffic, but
does recommend improvements to the SW Oak and 90th Avenue intersection. However, it does not satisfactorily address
the additional traffic on SW 90t a 50-foot local street, as the primary route north to SW Locust for southbound
Greenburg/Hwy 217 trips originating from the proposed development.

To meet required participation in funding future transportation and public improvements projects (subject to rough
proportionality) the applicant could consider, for example, a range of improvements associated with Lincoln Street such
as providing a full street dedication and improvements from Oak Street to Lincoln, full dedication of the right of way
with a constructed bike/ped path, ot a constructed bike/ped path within a bike/ped easement.

The applicant shall submit a revised development plan to meet required participation in funding future  transportation
and public improvements projects, such as the SW Lincoln Street extension, subject to rough proportionality.

18.630.020 Development Standards

A. Compliance required. All development must comply with:

1. All applicable development standards contained in the underlying zoning district, except whete the applicant
has obtained vatiances or adjustments in accordance with Chapter 18.370 and subsections C through E of this
section;

2. All other applicable standards and requirements contained in this title.

Development standards of Section 18.630 which are applicable to the proposed uses of this site are addressed below in
the responses to the standards of Section 18.630. The staff report otherwise ensures compliance with all other applicable
standards and requirements contained in this title. This standard is met.
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18.630.040 Street Connectivity

A. Purpose. The standards provide a way for creating continuity and connectivity within the Washington
Square regional center (WSRC). They provide incremental street and accessway development that is
consistent with WSRC needs and regional and state planning principles for connectivity. The ptimary
objective is to create a balanced, connected transportation system that distributes trips within the WSRC on a
variety of streets.

B. Demonstration of standards. All development must demonstrate how one of the following standard
options will be met. Variance of these standards may be approved per the requitements of Section 18.370.010
where topography, batriers such as railroads or freeways, or environmental constraints such as major streams
and rivers prevent street extensions and connections.

1. Design option.

a. Local street spacing shall provide public street connections at intetvals of no more than 530 feet.

b. Bike and pedestrian connections on public easements or right-of-way shall be provided at intetvals of no
more than 330 feet.

2. Performance option.

a. Local street spacing shall occur at intervals of no less than eight street intersections per mile.

b. The shortest vehicle trip over public streets from a major building entrance to a collector or greater facility
is no more than twice the straight-line distance.

c. The shortest pedesttian trip on public tight-of-way from a major building entrance to a collector or greater
facility is no mote than 1-1/2 the straight-line distance.

‘The site of the proposed development is located on the south side of SW Oak Street. Ash Creek and its associated
floodplain and wetlands are located on and to the south of the subject site, with Oregon State Highway 217 — a
controlled access highway- located further to the south. These existing conditions make the development of further
streets to the south impracticable. Local streets to the north include SW 90th Avenue ditectly to the north, SW 87th
Avenue to the east, and the planned intersection with the SW Lincoln Street to the west. SW Oak Street in front of the
subject site is designated a collector street. All of the proposed buildings will have major entrances within 100 feet of
SW Oak Street. This standard is met.

18.630.050 Site Design Standards

Compliance. All development must meet the following site design standards. If a parcel is one acre or
larger a phased development plan may be approved demonstrating how these standards for the overall
parcel can be met. Variance to these standards may be granted if the criteria found in Section
18.370.010.C.2, governing ctiteria for granting a variance, is satisfied.

A. Building placement on major and minor arterials.

1. Purpose. Architecture helps define the character and quality of a street and can make a strong
statement about the overall community and city at large. The placement and design of buildings
provides the framework for the streetscape and defines the edges of the public right-of-way.
Architecture and ground floor uses can activate the street, either by its design presence or by those
who come and go from it. At intersections, investing in building frontages can create gateways and
special places that add to the character of the area.

2. Standard. Buildings shall occupy a minimum of 50% of all street frontages along major and minor
arterial streets. Buildings shall be located at public street intersections on major and minor arterial
streets.

The site fronts only on SW Oak Street. SW Oak Street is a collector (minor arterial). Buildings B, C, and D occupy
approximately 66% of the frontage. This standard is met.

B. Building setback.
1. Purpose. Buildings and investment in architecture is most conspicuous when it is visible from the

street. The presence of buildings closely sited at the edge of the right-of-way cteates an envelope
for the street and a sense of permanence.

2. Standard. The minimum and maximum building setback from public street rights-of-way shall be in
accordance with Table 18.520.2.
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As addressed above under the Section 18.520, the front yard setbacks from SW Oak Street are met.

C. Front yard setback design.

1. Purpose. The front yatd is the most conspicuous face of a building and requires special attention.
Places for people and pedesttian movement helps create an active and safer street. Higher level of
landscape anticipates a more immediate visual tesult.

2. Standard. For setbacks greater than 0 feet, landscaping, an arcade, or a hard-surfaced expansion of
the pedestrian path must be provided between a structure and a public street or accessway. If a
building abuts more than one street, the required improvements shall be provided on all streets.
Landscaping shall be developed to the applicable standard in subsection E of this section. Hard-
surfaced areas shall be constructed with scored concrete or modular paving materials. Benches and
other street furnishings are encouraged. These areas shall contribute to the minimum landscaping
requirement per 18.520.040.B and Table 18.520.2.

The front yatd area between the sidewalk along SW Oak Street and the fronts of proposed buildings B, C and D
and parking areas to the sides of buildings will be landscaped with a combination of lawn, planter beds, and trees
which will enhance the pedestrian environment along SW Oak Street. This standard is met.

D. Walkway connection to building entrances.

1. Purpose. As density increases and employee and resident populations increase, it is expected that
more people will move between businesses within the WSRC. Provisions should be made to
encourage people to walk from business to business, and housing to business rather than use
automobiles.

2. Standatd. A walkway connection is required between a building’s entrance and a public street or
accessway. This walkway must be at least six feet wide and be paved with scored concrete ot
modular paving materials. Building entrances at a corner adjacent to a public street intersection are
required. These areas shall contribute to the minimum landscaping requirement per 18.520.040.B
and Table 18.520.2.

According to the applicant’s narrative and plans, all building entrances will be connected to the public sidewalk
along SW Oak Street by a network of internal site sidewalks. All private sidewalks between the building entrances
and SW Oak Street sidewalk will be at least six feet wide and constructed of concrete. This standard is met.

E. Parking location and landscape design.

1. Purpose. The emphasis on pedestrian access and a high quality streetscape experience requires that
private parking lots that abut public streets should not be the predominant street feature. Where
parking does abut public streets, high quality landscaping should screen parking from adjacent
pedestrian areas.

2. Standard. Parking for buildings or phases adjacent to public street rights-of-way must be located to
the side or rear of newly constructed buildings. When buildings or phases are adjacent to mote
than one public street, ptimary street(s) shall be identified by the city where this requirement
applies. In general, streets with higher functional classification will be identified as primary streets
unless specific design or access factors favor another street. If located on the side, parking is
limited to 50% of the primary street frontage. When abutting public streets, parking must be
behind a landscaped atea constructed to an L-1 parking lot screen standard. The minimum depth
of the L-1 landscaped area is eight feet or is equal to the adjacent building setback, whichever is
greater. All other site landscaping shall be landscaped to an L-2 general landscaping standard. The
L-1 and L-2 standatds are more fully described in Section 18.630.090. (Ord. 12-09 § 1)

Accotding to the applicant’s narrative and plan set, all parking areas on the project will be located to the sides or
rear of proposed buildings, or within first level parking garages of buildings A and D. Parking areas to the sides of
buildings ate no further forward than even with the adjacent front building elevation. Parking areas adjacent to
buildings along SW Oak Street are will be screened by landscaped areas which include low level screening plant
materials consistent with the L-1 parking area screening and planting size standards. All planting areas between
parking areas and SW Oak Street are at least 10-feet deep, except whete reduced to accommodate required patios
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for ground level dwelling units. All other site landscaping will be provided at sizes consistent with the 1.-2 planting
standard.

However, the applicant states that “landscape materials in these areas will need to be kept trimmed to allow for clear
vision areas at the intersections of these driveways with SW Oak Street.” According to the Preliminary Landscape
Plan (Sheet L1.2) Blue Oat Grass and Kinnikinnick are specified. Pursuant to 18.630.090, Landscaping and
Screening, within these landscaped areas “I-1 trees shall be considered patking lot trees and spaced between 30 and
40 feet on center within the setback. All L-1 trees shall be a minimum of 3'2-inch caliper at the time of planting,
Shrubs shall be of a variety that will provide a three-foot high screen and a 90% opacity within one year.
Groundcover plants must fully cover the remainder of landscape atea within two years.” Visual Clearance Areas
require 3-8 foot clear and allow trees. This standard is not met.

The applicant shall submit a revised landscape plan showing the L-1 areas between Buildings B and C, and between
C and D are consistent with L-1 standards.

18.630.060 Building Design Standards

All new buildings constructed in the MUC, MUE and MUR zones within the WSRC shall comply with the
following design standards. Variance to these standards may be granted if the critetia found in
18.370.010.C.2, criteria for granting a variance, is satisfied.

A. Ground floor windows.

1. Purpose. Blank walls along the street frontage tend to be neglected, and ate not pedestrian friendly.
Windows help keep “eyes on the street” which promotes safety and secutity, and can help create a
lively street frontage by displaying activities and products within the building. Lighting at night
from ground floor windows also adds to the presence of activity and the sense that someone is
home.

2. Standard. All street-facing elevations within the building setback (0 to 10 feet) along public streets
shall include a minimum of 50% of the ground floor wall area with windows, display areas or
doorway openings. The ground floor wall area shall be measured from three feet above grade to
nine feet above grade the entire width of the street-facing elevation. The ground floor window
requirement shall be met within the ground floor wall area and for glass doorway openings to
ground level. Up to 50% of the ground floor window requirement may be met on an adjoining
elevation as long as the entire requirement is located at a building corner.

According to the applicant’s narrative, only building D will have a portion of its front building face along SW Oak
Street located within 10-feet of the street property line — and that is the stair tower which will be set back 6.5 feet.
The front building elevations of buildings B, C, and D will all be located between 10 feet and 11.2 feet back of the
street propetty line. Nevertheless, measuted between three feet and nine feet above grade, buildings B and C will
provide a minimum of 50% of their ground floor wall areas with windows and doorway openings at these distances
which ate just beyond 10-feet — so technically they are not subject to this standard. Buildings A and D are set back
more than 10 feet; therefore, these building are not requited to satisfy this standard. This standard is met.

B. Building facades.

1. Purpose. Straight, continuous, unarticulated walls lack interest, character and personality. The
standard provides minimum critetia for creating a diverse and interesting streetscape.

2. Standard. Fagades that face a public street shall extend no mote than 50 feet without providing at
least one of the following features: (a) a variation in building materials; (b) a building off-set of at
least one foot; (c) a wall area that is entitely separated from other wall ateas by a projection, such as
an atcade; ot (d) by another design features that reflect the building’s structural system. No
building fagade shall extend for more than 300 feet without a pedestrian connection between ot
through the building.

According to the applicant’s narrative, all facades that face a public street provide at least one of the variations listed
in the standard at intetvals of no less than every 50 feet along the facade. None of the proposed buildings will
exceed a length of 205 feet; therefore, the pedestrian connection through a building standard is not applicable to any
of the proposed buildings. This standard is met.
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C. Weather protection,

1. Purpose. Weather protection is encouraged to cteate a better year-round pedestrian environment and
to provide incentive for people to walk rather than drive.

2. Standard. Weather protection for pedestrians, such as awnings, canopies, and arcades, shall be
provided at building entrances. Weather protection is encouraged along building frontages
abutting a public sidewalk ot a hard-surfaced expansion of a sidewalk, and along building
frontages between a building entrance and a public street or accessway.

Weather protection is provided at all entrances to the buildings through the use of overhangs or canopies as shown
on the building elevations plans. This standard is met.

D. Building materials.
1. Purpose. High quality construction and building materials suggest a level of permanence and
stature appropriate to a regional center.
2. Standard. Plain concrete block, plain concrete, corrugated metal, plywood, sheet press boatd or vinyl
siding may not be used as exterior finish materials. Foundation material may be plain concrete ot
plain concrete block where the foundation material is not revealed for more than two feet.

The project does not use materials listed above in the standard as prohibited extetior finish materials. Plain concrete
is used as a foundation material, but the plain concrete will not be revealed for more than two feet. Proposed
building materials will include Hardie board, Hardie panels, and vertical metal panels. Deck and patio railings will be
constructed of acrylic or metal, as identified on Sheet A3.10. This standard is met.

E. Roofs and roof lines.

1. Purpose. Roof line systems that blur the line between the roof and the walls of buildings should be
avoided. This standard simply states that roofing materials should be used on the roof and that wall
finish materials should be use on building walls. The premise is that future buildings in the WSRC
should have a look of petmanence and quality.

2. Standard. Except in the case of a building entrance feature, roofs shall be designed as an extension
of the ptimary materials used for the building and should respect the building’s structural system
and architectural style. False fronts and false roofs are not permitted.

The materials of roofs and roof lines are different from the materials used on the building elevations so as to avoid
blurring the distinction between the roof and walls as required by the standard. This standard is met.

F. Roof-mounted equipment.

1. Putpose. Roof top equipment, if not screened properly, can detract from views of adjacent
properties. Also roofs and roof mounted equipment can be the predominant view where buildings
are down slope from public streets.

2. Standard. All roof-mounted equipment must be screened from view from adjacent public streets.
Satellite dishes and other communication equipment must be set back ot positioned on a roof so
that exposure from adjacent public streets is minimized. Solar heating panels ate exempt from this
standard.

According to the applicant’s narrative, all roof-mounted equipment is screened from the view of adjacent public
streets. This standard is met.

18.630.070 Signs
A. Sign standards. In addition to the requirements of Chapter 18.780 of the Development Code the
following standards shall be met:

1. Zoning district regulations. Residential only developments within the MUC, MUE and MUR zones
shall meet the sign requitements for the R-40 zone, 18.780.130.B; nonresidential developments
within the MUC zone shall meet the sign requitements for the commercial zones, 18.780.130.C;
nonresidential development within the MUE zone shall meet the sign requitements of the C-P
zone, 18.780.130.D and nonresidential development within the MUR zones shall meet the sign
requirements of the C-N zone, 18.780.130.E.
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2. Sign area limits. The maximum sign area limits found in Section 18.780.130 shall not be exceeded.
No area limit increases will be permitted.

3. Height limits. The maximum height limit for all signs except wall signs shall be 10 feet. Wall signs
shall not extend above the roofline of the wall on which the sign is located. No height increases will
be permitted.

4. Sign location. Freestanding signs within the Washington Square regional center shall not be
permitted within required L-1 landscape areas.

According to the applicant’s natrative, an integral wall sign is provided on the west elevation of building C at the
building’s corner near SW Oak Street. The area of the western building face is 2,388 square foot. The area of the
proposed sign is 143 square feet, or less than 6 percent of the total wall face. The sign area does not exceed 15% of
the area of the building face on which it is mounted and will not extend above the building’s roofline. To verify
these specifications meet the applicable sign standards a sign application will be required prior to installation of any
signage. This standard is met.

18.630.090 Landscaping and Screening

Applicable levels. Two levels of landscaping and screening standatds ate applicable. The locations where

the landscaping ot screening is required and the depth of the landscaping or screening are defined in

other subsections of this section. These standards are minimum requirements. Higher standards may be
substituted as long as all height limitations are met.

A. L-1 parking lot screen. The L-1 standard applies to setbacks on public streets. The L-1 standard is in
addition to other standards in other chapters of this title. The setback shall be a minimum of eight feet
between the patking lot and a public street. L-1 trees shall be considered patking lot trees and spaced
between 30 and 40 feet on center within the setback. All L-1 trees shall be a minimum of 3%-inch
caliper at the time of planting. Shrubs shall be of a variety that will provide a three-foot high screen and
a 90% opacity within one yeat. Groundcover plants must fully cover the remainder of landscape area
within two years.

B. L-2 general landscaping. The L-2 standard applies to all other trees and shrubs required by this chapter
and Chapter 18.745 (except those required for the L-1 parking lot scteen). For trees and shrubs
required by Chapter 18.745, the L-2 standard is an additional standard. All L-2 trees shall be 2%2-inch
caliper at the time of planting. Shrubs shall be of a size and quality to achieve the required landscaping
or screening effect within two years.

These landscape standards apply to the areas adjacent to SW Oak Street between Buildings B and C, and between C and
D. As reviewed above, the applicant has not met the standard for L-1 and has been conditioned to meet it.

FINDING: The Washington Square Regional Center Plan District standatds are not all met but can be met with
the following conditions of approval.

CONDITIONS: The applicant shall submit a revised development plan to meet requited participation in funding
future transportation and public improvements projects, such as the SW Lincoln Street
extension, subject to rough proportionality, a recommendation by the Planning Commission and
approval by the City Council.

The applicant shall submit a revised landscape plan showing the L-1 areas between Buildings
B and C, and between C and D are consistent with -1 standards.

18.705 ACCESS, EGRESS, AND CIRCULATION

18.705.020 Applicability of Provisions
A. When provisions apply. The provisions of this chapter shall apply to all development including the
construction of new structures, the remodeling of existing structures (see Section 18.360.050), and
to a change of use which increases the on-site parking or loading requitements or which changes
the access requirements.

The proposal is for 215 multi-family units and associated access and parking, which is considered development;
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therefore these standards apply.

18.705.030 General Provisions
D. Public street access. All vehicular access and egress as required in 18.705.030.H and I shall connect
directly with a public or private street approved by the city for public use and shall be maintained at
the required standards on a continuous basis.

As shown in the applicant’s site plan, the three proposed driveways are ditectly connected to SW Oak St. This
standard is met.

F. Required walkway location. On-site pedestrian walkways shall comply with the following standatds:
1. Walkways shall extend from the ground floor entrances or from the ground floor landing of stairs,
ramps, ot elevators of all commercial, institutional, and industrial uses, to the streets which provide
the required access and egress. Walkways shall provide convenient connections between buildings
in multi-building commercial, institutional, and industrial complexes. Unless impractical,
walkways shall be constructed between new and existing developments and neighboting
developments.
2, Within all attached housing (except two-family dwellings) and multifamily developments, each
residential dwelling shall be connected by walkway to the vehicular parking area, and common
open space and recreation facilities.
3. Wherever required walkways cross vehicle access driveways or parking lots, such crossings shall
be designed and located for pedestrian safety. Required walkways shall be physically separated
from motor vehicle traffic and parking by either a minimum six-inch vertical separation (cutbed) ot
a minimum three-foot hotrizontal separation, except that pedesttian crossings of traffic aisles are
permitted for distances no greater than 36 feet if appropriate landscaping, pavement markings, or
contrasting pavement materials are used. Walkways shall be a minimum of four feet in width,
exclusive of vehicle overhangs and obstructions such as mailboxes, benches, bicycle racks, and
sign posts, and shall be in compliance with ADA standards.
4. Required walkways shall be paved with hard surfaced materials such as concrete, asphalt, stone,
brick, other pervious paving surfaces, etc. Any pervious paving surface must be designed and
maintained to remain well-drained. Walkways may be required to be lighted and/or signed as
needed for safety purposes. Soft-surfaced public use pathways may be provided only if such
pathways are provided in addition to required pathways.

As shown in the Preliminary Site Plan (Sheet P2.0) walkways will connect from all primary (and secondaty) multi-
family building entrances to the parking areas and common open spaces and facilities planned to setve the project.
Primary crossings of driveway aisles will be matked by paint or contrasting pavement. These standards are met.

H. Access management.
1. An access report shall be submitted with all new development proposals which verifies design of

driveways and streets ate safe by meeting adequate stacking needs, sight distance and deceleration
standards as set by ODOT, Washington County, the city and AASHTO (depending on jurisdiction
of facility).

Three driveways along Oak Street will provide access to the site. The application includes a pteliminaty sight
distance analysis concluding that, with certain improvements at the SW 90 Street intersection, adequate sight
distance is available at the site accesses. It appears that this standard can be met, but sight distance will need to be
vetified at final design and after construction to verify that no changes have been made ot objects added that would
obscure visibility.

Prior to any work on site, the applicant’s engineer shall submit a preliminary access repott to City engineering staff
which verifies design of driveways and streets to be used by site traffic are safe by meeting adequate stacking needs,
sight distance and deceleration standards as set by the City and AASHTO.

Upon completion of the improvements, the applicant’s engineer shall submit a final access report to City
engineeting staff which verifies design of driveways and streets to be used by site traffic are safe by meeting
CPA2014-00002/ PDR2014-00003/SDR2014-00004/SR2014-00002 — A+ APARTMEN'TS PAGI: 34 O 56




adequate stacking needs, sight distance and deceleration standards as set by the City and AASHTO. The applicant
shall obtain approval of this report prior to final inspection.

2. Driveways shall not be permitted to be placed in the influence area of collector or arterial street
intersections. Influence area of intersections is that area where queues of traffic commonly form on
approach to an intersection. The minimum driveway setback from a collector or arterial street
intersection shall be 150 feet, measured from the right-of-way line of the intetsecting street to the
throat of the proposed driveway. The setback may be greater depending upon the influence area, as
determined from city engineer review of a traffic impact report submitted by the applicant’s traffic
engineer. In a case where a project has less than 150 feet of street frontage, the applicant must
explore any option for shared access with the adjacent parcel. If shared access is not possible ot
practical, the driveway shall be placed as far from the intersection as possible.

The driveways are more than 150 feet from and outside the influence area any collector or arterial street. This
standard is met.

3. The minimum spacing of driveways and streets along a collector shall be 200 feet. The minimum
spacing of driveways and streets along an arterial shall be 600 feet.
4. The minimum spacing of local streets along a local street shall be 125 feet.

SW Oak Street is a collector requiting a minimum spacing of 200 feet. Two of the proposed dtiveways are separated
by 200 feet and the other driveway spacing is 290 feet. The standard is met.

I. Minimum access requitements for residential use.

1. Vehicular access and egress for single-family, duplex or attached single-family dwelling units on
individual lots and multifamily residential uses shall not be less than as provided in Tables 18.705.1
and 18.705.2.

TABLE 18.705.2
VEHICULAR ACCESS/EGRESS REQUIREMENTS:
MULTIFAMILY RESIDENTIAL USE

Dwelling Units Min. Number of | Min. Access | Min. Pavement Width
Driveways Requited Width
1-2 1 15' 10"
3-19 1 30' 24" if two-way, 15' if one-way: curbs
and 5' walkway required
20-49 1 30 24' if two-way
ot
2 30 15' if one-way: cutbs and 5' walkway
required
50-100 2 30 24' curbs and 5' walkway required

Standards for parking greater than 100 cars is not specified in Table 18.705.2. The proposed three accesses with a
24-foot paved width would provide a level of access similar to that required for the largest development size listed.
The standard is met.

FINDING: Based on the analysis above, the Access, Egtess and Circulation standards are not all met but can
be met through the following conditions of approval:

CONDITIONS: Prior to any work on site, the applicant’s engineer shall submit a preliminary access report to City
engineering staff which verifies design of dtiveways and streets to be used by site traffic are safe
by meeting adequate stacking needs, sight distance and deceleration standatds as set by the City
and AASHTO.
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Upon completion of the improvements, the applicant’s engineer shall submit a final access report
to City engineering staff which verifies design of driveways and streets to be used by site traffic
are safe by meeting adequate stacking needs, sight distance and deceleration standards as set by
the City and AASHTO. The applicant shall obtain approval of this report prior to final

inspection.

18.715 DENSITY COMPUTATIONS

18.715.010 Purpose

The purpose of this chapter is to implement the comprehensive plan by establishing the critetia for
determining the number of dwelling units permitted.

18.715.020 Density Calculation
A. Definition of net development area. Net development area, in acres, shall be determined by
subtracting the following land area(s) from the total site actes:
1. All sensitive land areas:
a. Land within the 100-year floodplain,
b. Land or slopes exceeding 25%,
c. Drainage ways, and
d. Wetlands,
e. Optional: Significant tree groves or habitat areas, as designated on the City of Tigard
“Significant Tree Grove Map” or “Significant Habitat Areas Map”;
2. All land dedicated to the public for patk purposes;
3. All land dedicated for public rights-of-way. When actual information is not available, the
following formulas may be used:
a. Single-family development: allocate 20% of gross acreage,
b. Multifamily development: allocate 15% of gross acreage or deduct the actual private drive
area,
4. All land proposed for private streets; and
5. A lot of at least the size required by the applicable base zoning district, if an existing dwelling is
to remain on the site.

B. Calculating maximum number of residential units. To calculate the maximum number of
residential units per net acre, divide the number of square feet in the net acres by the minimum
number of square feet required for each lot in the applicable zoning district.

C. Calculating minimum number of residential units. As required by Section 18.510.040, the minimum
number of residential units per net acre shall be calculated by multiplying the maximum number of
units determined in subsection B of this section by 80% (0.8).

The project site is zoned with a combination of the MUE-1 (7.88-acres) and MUR-1 (3.4 actes) zoning districts.
Pursuant to Table 18.502.2, the minimum density for both zones is 50 units per net site acte, and no maximum.
Based on the following denslty calculation, a minimum of 205 units are required.

Gross site area 11.17 actes
-Public right-of-way dedication  0.32 acres
Net site area 10.85 actes
Initial net site area 10.85 actes
-Remaining jurisdictional ~ 6.20 acres
wetlands/ floodplain

-Private drive area (drive aisles

required for fire access only) 0.60 acres

Net/Net site area 4.05 acres
Minimum units required 50 units/acre x 4.05 acres =205 units
proposed density 215 units/4.05 acres = 53.1 units/acre
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FINDING:  The proposal is for 215 units, or 53.1 dwelling units per net acre. This exceeds the minimum density
required. This standard is met.

18.725 ENVIRONMENTAL PERFORMACE STANDARDS

These standards require that federal and state environmental laws, rules and regulations be applied to
development within the City of Tigard. Section 18.725.030 (Performance Standards) regulates: Noise, visible
emissions, vibration and odors.

Noise. For the purposes of noise regulation, the provisions of Sections 7.41.130 through 7.40.210 of the Tigard
Municipal Code shall apply.

Visible Emissions. Within the commercial zoning districts and the industrial patk (IP) zoning district, there
shall be no use, operation or activity which results in a stack or other point- source emission, other than an
emission from space heating, or the emission of pure uncombined water (steam) which is visible from a
property line. Department of Environmental Quality (DEQ) rules for visible emissions (340-21-015 and 340-

28-070) apply.

Vibration. No vibration other than that caused by highway vehicles, trains and aircraft is permitted in any
given zoning district which is discetnible without instruments at the property line of the use concemed.

Odors. The emissions of odorous gases ot other matter in such quantities as to be readily detectable at any
point beyond the property line of the use creating the odots is prohibited. DEQ rules for odors (340-028-090)

apply.

Glare and heat. No direct ot sky reflected glare, whether from floodlights or from high temperature processes
such as combustion or welding, which is visible at the lot line shall be permitted, and; 1) there shall be no
emission or transmission of heat or heated ait which is discernible at the lot line of the soutce; and 2) these
regulations shall not apply to signs or floodlights in patking areas or construction equipment at the time of
construction or excavation work otherwise permitted by this title.

Insects and rodents. All materials including wastes shall be stored and all grounds shall be maintained in a
manner which will not attract or aid the propagation of insects or rodents or create a health hazard.

FINDING: The proposal is for multi-family development, which is permitted within the MUR-1 and MUE-1
zones. These Environmental Performance standards will apply to the apartments after construction and
be subject to compliance with the applicable code enforcement provisions.

18.745 LANDSCAPING AND SCREENING

18.745.030 General Provisions

A. Maintenance responsibility. Unless otherwise provided by the lease agreement, the ownet, tenant
and his or her agent, if any, shall be jointly and severally responsible for the ongoing maintenance
of all landscaping and screening used to meet the requirements of this chapter according to
applicable industry standards.

B. Installation requirements. The installation of all landscaping and screening tequired by this
chapter shall be as follows:
1. All landscaping and screening shall be installed according to applicable industry standards;
2. All plants shall be of high grade, and shall meet the size and grading standards of the American

Standards for Nursery Stock (ANSI Z60, 1-2004, and any future revisions); and

3. Alllandscaping and screening shall be installed in accordance with the provisions of this title.

C. Certificate of occupancy. Certificates of occupancy shall not be issued unless the requirements of
this chapter have been met or other arrangements have been made and approved by the city such
as the posting of a bond.

18.745.040 Street Trees
CPA2014-00002/PDR2014-00003, SDR2014-00004/SLR2014-00002 — A+O APARTMENTS PAGIL 37 017 56




A. Street trees shall be required as part of the apptoval process for Conditional Use (Type III),
Downtown Design Review (Type II and III), Minor Land Partition (Type II), Planned
Development (Type III), Site Development Review (Type II) and Subdivision (Type II and IIT)
permits.

B. The minimum number of required street trees shall be determined by dividing the linear amount of
street frontage within or adjacent to the site (in feet) by 40 feet. When the result is a fraction, the
minimum number of required street trees shall be determined by rounding to the nearest whole
numbert.

C. Street trees required by this section shall be planted according to the Street Tree Planting
Standards in the Urban Forestry Manual.

D. Street trees required by this section shall be provided adequate soil volumes according to the Street
Ttree Soil Volume Standards in the Utban Forestry Manual.

E. Street trees required by this section shall be planted within the right of way whenever practicable
according to the Street Tree Planting Standards in the Urban Forestry Manual. Street trees may be
planted no mote than 6 feet from the right of way according to the Street Tree Planting Standards
in the Utban Fotestry Manual when planting within the right of way is not practicable.

F. An existing tree may be used to meet the street tree standards provided that:

1. The latgest percentage of the tree trunk immediately above the trunk flare or root buttresses is
either within the subject site or within the right of way immediately adjacent to the subject site;

2. The tree would be permitted as a street tree according to the Street Tree Planting and Soil
Volume Standards in the Urban Forestry Manual if it were newly planted; and

3. The tree is shown as preserved in the Ttree Preservation and Removal site plan (per
18.790.030.A.2), Tree Canopy Cover site plan (per 18.790.030.A.3) and Supplemental Repott (per
18.790.030.A.4) of a concurrent urban forestry plan and is eligible for credit towards the effective
tree canopy cover of the site.

G. In cases where it is not practicable to provide the minimum number of required street trees, the
Ditrector may allow the applicant to remit payment into the Urban Fotestry Fund for tree planting
and early establishment in an amount equivalent to the City’s cost to plant and maintain a street
tree for three (3) years (per the Street Tree Planting Standards in the Urban Fotestry Manual) for
each tree below the minimum required.

As shown in the Landscape Plan (Sheets L1.1/2) the applicant proposes planting of fifteen katsura trees along the
site’s SW QOak Street frontage within planter strips between the curb and sidewalk is in order to provide the required
number of street trees and planting locations consistent with Section 18.745.040. This standard is met.

18.745.050 Buffering and Screening
A. General provisions.

1. It is the intent that these requirements shall provide for privacy and protection and reduce or
eliminate the adverse impacts of visual or noise pollution at a development site, without unduly
interfering with the view from neighboring properties or jeopardizing the safety of pedestrians
and vehicles.

2. Buffering and screening is required to reduce the impacts on adjacent uses which are of a
different type in accordance with the matrices in this chapter (Tables 18.745.1 and 18.745.2). The
owner of each proposed development is tesponsible for the installation and effective
maintenance of buffering and screening. When different uses would be abutting one another
except for separation by a right-of-way, buffering, but not screening, shall be required as
specified in the matrix.

3. In lieu of these standards, a detailed buffer area landscaping and screening plan may be
submitted for the director’s approval as an alternative to the buffer area landscaping and
scteening standards, provided it affords the same degree of buffering and screening as required
by this code.

E. Screening: special provisions.

1. Screening and landscaping of parking and loading areas:
a. Screening of parking and loading areas is required. In no cases shall nonconforming screening of
parking and loading areas (i.e., nonconforming situation) be permitted to become any less
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conforming. Nonconforming screening of patking and loading areas shall be brought into

conformance with the provisions of this chapter as part of the approval process for conditional

use (Type III), downtown design review (Type II and III), planned development (Type III),

and site development review (Type II) permits only. The specifications fot this screening are as

follows:

i. Landscaped parking areas shall include special design features which effectively screen the
parking lot areas from view. These design features may include the use of landscaped
berms, decorative walls and raised planters;

ii. Landscape planters may be used to define or scteen the appearance of off-street parking
areas from the public right-of-way;

iii. Materials to be installed should achieve a balance between low lying and vertical shrubbery
and trees;

iv. All parking areas, including parking spaces and aisles, shall be required to achieve at least
30% tree canopy cover at maturity directly above the parking area in accordance with the
patking lot tree canopy standards in the Utban Forestry Manual.

As indicated in Table 18.745.1, a Type D buffer is required for parking lots with 50+ spaces along the south
petimeter of the propetty. According to Table 18.745.2, a 10-20 foot buffer with a 6 foot hedge, fence, or wall with
trees and shrubs for screening is requited. As shown on the Landscape Plan (Sheets L1.1/2), the applicant proposes
an alternative to the buffer and screening standards to account for the retaining wall and limited space afforded the
project’s proximity to wetlands to the south. The applicant proposes that slats will be added to the proposed 42 inch
high chain link fence atop the retaining wall after a pathway is placed through the wetland (unlikely to occur in the
near future) and before proposed screening trees planted at the base of the retaining wall become an effective
screen on their own. Given the information provided, it is unclear whether the proposed alternative screening plan
would sufficiently reduce or eliminate the adverse impacts of visual pollution created by the elevated parking lot as
seen from the south from other vantage points besides the potential trail. To ensure the alternative screening plan is
sufficient, the applicant shall provide a site line analysis that demonstrates they will be effectively screened from

View.

2. Screening of service facilities. Except for one-family and two-family dwellings, any refuse container or
disposal area and service facilities such as gas meters and air conditioners which would otherwise be
visible from a public street, customer or resident parking area, any public facility or any residential area
shall be scteened from view by placement of a solid wood fence ot masonry wall between five and eight
feet in height. All refuse materials shall be contained within the screened area.

4. Screening of refuse containers. Except for one- and two-family dwellings, any refuse container or refuse
collection area which would be visible from a public street, parking lot, residential or commercial area, or
any public facility such as a school or patk shall be screened ot enclosed from view by placement of a solid
wood fence, masonty wall or evergreen hedge. All refuse shall be contained within the scteened area.

The applicant states that the refuse containers within the project will be screened from views by 6-foot tall CMU
block enclosutes. This standard is met.

FINDING: Based on the analysis above, the Landscaping and Screening standards have not been fully met but
can be met through the following condition of approval.

CONDITION: The applicant shall provide a site line analysis that demonstrates the alternative screening
plan would effectively screen the parking lot as seen from the south.

18.755 MIXED SOLID WASTE AND RECYCIABLE STORAGE

18.755.010 Purpose and Applicability

B. Applicability. The mixed solid waste and source separated recyclable storage standards shall apply to
new multi-unit residential buildings containing five or more units and nonresidential construction that are
subject to full site plan or design review; and are located within urban zones that allow, outright or by
condition, for such uses.
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The applicant proposes using the “franchised hauler review method” method provided for by Code Section
18.755.040.F. The 215-unit multi-family project will be served by two roughly 200 squate foot trash and recycling
enclosures conveniently located for use by all residents. The outdoor trash enclosures will be constructed of split-
faced CMU block, with wood and metal accents. The apartment management company will contract for twice a
week trash and recycling pick-up by Pride Disposal — the franchised hauler serving the area of the site. This method
and frequency of pickup was suggested by representatives of Pride Disposal because of the site constraints posed by
the site’s slope making the location of additional collection facilities impractical and difficult to access by Pride
Disposal’s collection vehicles. A comment letter from Pride Disposal regarding the plans for solid waste collection
and tecycling facilities is enclosed as Impact Assessment Report D.

FINDING: As shown in the analysis above, the proposed mixed solid waste and recycling plan meets the
standard.

18.765 OFF-STREET PARKING AND LOADING REQUIREMENTS
18.765.030 Genetal Provisions

E. Visitor parking in multifamily residential developments. Multi-dwelling units with mote than 10
required patking spaces shall provide an additional 15% of vehicle parking spaces above the minimum
requited for the use of guests of residents of the complex. These spaces shall be centrally located or
distributed throughout the development. Required bicycle parking facilities shall also be centrally located
within or evenly distributed throughout the development.

The applicant has requested parking space exemption of 9.1% (28 spaces) as allowed under the Planned
Development chapter. Provided the exemption is granted, the proposed development will meet the minimum
parking standard, including the visitor parking requirement of 40 spaces (.15 x 266 minimum required spaces).

G. Disabled-accessible patking. All parking areas shall be provided with the tequired number of patking
spaces for disabled persons as specified by the state building code and federal standards. Such parking
spaces shall be sized, signed and marked as required by these regulations.

Disabled parking space are provided consistent with the state requirements. This standard is met.

18.765.040 General Design Standards
B. Access drives. With regard to access to public streets from off-street parking:

As shown in the Preliminary Site Plan (Sheet P2.0), proposed parking areas are designed consistent with the
applicable dimensional and design requirements of Figure 18.765.1 including patking space sizes and drive aisle
widths for parking space orientation of 90 degrees. As permitted by that figure’s allowance of up to 50% compact
spaces, the proposed development plan provides for 115 of the total 278 on-site patking spaces to be compact
spaces, or 48 petrcent of the spaces proposed. The general design standards are met.

18.765.050 Bicycle Parking Design Standards

A. Location and access. With regard to the location and access to bicycle parking:

1. Bicycle parking areas shall be provided at locations within 50 feet of primary entrances to structures;

2. Bicycle patking areas shall not be located within patking aisles, landscape areas ot pedesttian ways;

3. Outdoor bicycle parking shall be visible from on-site buildings and/or the street. When the bicycle
parking area is not visible from the street, directional signs shall be used to locate the parking area;

4. Bicycle parking may be located inside a building on a floor which has an outdoot entrance open for use
and floor location which does not requite the bicyclist to use staits to gain access to the space. Exceptions
may be made to the latter requitement for parking on upper stories within a multi-stoty residential
building.

B. Covered parking spaces.

1. When possible, bicycle parking facilities should be provided under cover.
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2. Required bicycle parking for uses served by a parking structure must provide for covered bicycle
parking unless the structure will be mote than 100 feet from the primary entrance to the building, in which
case, the uncovered bicycle parking may be provided closer to the building entrance.

C. Design requirements. The following design requirements apply to the installation of bicycle racks:

1. The racks required for tequited bicycle parking spaces shall ensure that bicycles may be securely locked
to them without undue inconvenience. Provision of bicycle lockets for long-term (employee) patking is
encouraged but not required;

2. Bicycle racks must be securely anchoted to the ground, wall or other structure;

3. Bicycle parking spaces shall be at least two and one-half feet by six feet long, and, when coveted, with a
vertical clearance of seven feet. An access aisle at least five feet wide shall be provided and maintained
beside or between each tow of bicycle parking;

4. Each required bicycle parking space must be accessible without moving another bicycle;

5. Required bicycle parking spaces may not be rented or leased except whete tequired motor vehicle
patking is rented or leased. At-cost or deposit fees for bicycle parking are exempt from this requitement;

6. Areas set aside for requitred bicycle parking must be cleatly resetved for bicycle parking only.

D. Paving. Outdoor bicycle patking facilities shall be surfaced with a hard surfaced material, i.e., pavers,
asphalt, concrete, other petvious paving surfaces, or similar material. This sutface must be designed and
maintained to remain well-drained.

E. Minimum bicycle parking requitements. The total number of required bicycle parking spaces for each
use is specified in Table 18.768.2 in 18.765.070.H. In no case shall there be less than two bicycle parking
spaces. Single-family residences and duplexes are excluded from the bicycle parking requitements. The
director may reduce the number of required bicycle parking spaces by means of an adjustment to be
reviewed through a Type II procedure, as governed by Section 18.390.040, using approval criteria
contained in 18.370.020.C.5.e.

Pursuant to Table 18.765.2, one bicycle parking space is required for every two multi-family dwelling units, or a
minimum of 108 bicycle parking spaces ate required. As shown in the Preliminary Site Plan (Sheet P2.0), 108
covered bike parking spaces are provided. This standard is met.

18.765.070 Minimum and Maximum Off-Street Patking Requirements
H. Specific requirements. See Table 18.765.2.

Table 18.765.2 requires a minimum of 1 parking space for each studio unit below 500 sq. ft. in size; 1.25 parking
space for each 1-bedroom unit; 1.5 parking spaces for each 2-bedroom unit; and 1.75 parking spaces for each 3-
bedroom unit for multi-family development projects. The proposed multi-family project will include 64 studios; 98
1-bedorrm units; and 53 2-bedroom units. There will be no 3-bedroom units. Therefore, 2 minimum of 266 patking
spaces are required based solely upon the unit types and counts. In addition, an additional 15% on top of the
required parking spaces based on unit sizes and numbers is required as visitor parking facilities. Thetefore, a grand
total of 306 parking spaces are required. The proposed development plan provides for a total of 278 on-site parking
spaces to be provided including: a) 37 garage parking spaces and b)241 surface parking spaces. The proposed plan
therefore will provide 28 fewer on-site patrking spaces than would typically be requited for the size and make-up of
the proposed multi-family residential development. The applicant has requested an exception to the required
number of on-site parking spaces as allowed under Code Section 18.350.070.C.5 for Planned Developments, above.
Provided the exception is granted, the proposed development can meet the standard.

D. Exclusions to minimum vehicle parking requirements. The following shall not be counted towards the
computation of the minimum parking spaces as required in subsection H of this section:

1. On-street parking. Parking spaces in the public street or alley shall not be eligible as fulfilling any part
of the parking requirement except; religious institutions may count on-street parking around the petimeter
of the use.

The applicant acknowledges that the on-street parking provided by the SW Oak Street improvement may not count
toward the required minimum parking spaces.

FINDING: As shown in the analysis above, the Off-Street Parking and Loading Requitements can be met.
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18.790 URBAN FORESTRY PLAN

18.790.030 Urban Fotestty Plan Requirements
A. Urban forestry plan requirements. An utban forestry plan shall:

1. Be cootdinated and approved by a landscape architect (the project landscape atchitect) or a
person that is both a certified arborist and tree risk assessor (the project atborist), except for
minor land partitions that can demonstrate compliance with effective tree canopy cover and soil
volume requitements by planting street trees in open soil volumes only;

The urban forestry plan for the A+O Apartments has been prepared by David Haynes, RLA — a registered
landscape architect in the State of Oregon. Appendix E of the applicant’s submittal includes an Urban Forestry Plan
Supplemental Repott. Sheets TC.1through TC.3 of the application plan set provide the required tree canopy plan
and calculations. Soil volume specifications for trees to be planted are included on Sheet T'C.3. This standard is met.

2. Meet the tree preservation and temoval site plan standards in the Utban Forestry Manual
(UFM);

The Utrban Forestry Plan Supplemental Report of Appendix E of the applicant’s submittal includes the results of an
on-site assessment of the sizes, condition ratings, and preservation ratings for all of the existing trees on and
immediately adjacent to the proposed development site portion of the subject property. An assessment of existing
trees located within the area to be preserved as wetlands was not conducted. Sheet TC.1 is a Tree Preservation and
Removal Site Plan. Protective measures for trees to be retained are included on this plan. The required right-of-
way/street improvements for SW Oak Street, as well as the applicant requested additional road width for on-street
parking, will necessitate the removal of several existing matute trees. This standard is met.

3. Meet the tree canopy site plan standards in the Urban Forestry Manual; and

The proposed landscaping plan provides for anticipated tree canopy coverage of the parking area to cover 57,282
square feet of the 98.317 square foot total parking lot area, or 58 percent of the parking lot. The minimum parking
lot tree canopy cover atea required is 33 percent in both the MUE-1 and MUR-1 zoning districts applied to the site.
In addition the proposed landscaping plan provides for total anticipated tree canopy coverage of 78,785 square feet
of the total 180,774 square feet of development area, or 44% of the development area. Finally, the minimum 1,000
cubic feet of soil per tree standard for the Tree Canopy Site Plan has also been met. Therefore, the proposed Tree
Canopy Plan satisfies the standards of Section 18.790.030.A.3. This standard is met.

4. Meet the supplemental report standards in the Urban Forestry Manual.

Appendix E of the applicant’s submittal includes an Urban Forestry Plan Supplemental Report prepared by David
Haynes, RILA, which includes the required information and analysis required for such a report. This standard is met.

FINDING: Based on the analysis above, the urban forestry plan requirements are met.

18.790.060 Urban Forestty Plan Implementation
B.  Tree Establishment. The establishment of all trees shown to be planted in the tree canopy site
plan (per 18.790.030 A.3) and supplemental report (per 18.790.030.A.4) of the previously approved
utban forestry plan shall be guaranteed and required according to the tree establishment
requirements in Section 11, part 2 of the Urban Forestry Manual.

FINDING:  The applicant’s ptoposal does not address tree establishment. Therefore, a condition of approval is
added for the applicant to provide a tree establishment bond that meets the requirements of the
Utrban Forestry Manual Section 11, Part 2.

D. Urban forest inventoty. Spatial and species specific data shall be collected according to the urban
forestry inventoty tequitements in the Urban Forestry Manual for each open grown tree and area of
stand grown ttees in the tree canopy site plan (per Section 18.790.030.A.3) and supplemental report
(per Section 18.790.030.A.4) of a previously approved urban forestry plan.
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Section 11, Part 3 of the Utban Forestry Manual states that prior to any ground disturbance work, the applicant
shall provide a fee to cover the city’s cost of collecting and processing the inventory data for the entire urban
forestry plan. This can be met through a condition of approval.

FINDING: Based on the analysis above, the applicable utban forestry tree inventory and establishment
standards have been met. To ensure compliance, the following conditions are applied:

CONDITIONS: Prior to any ground disturbance work, the project arborist shall perform a site inspection for
tree protection measures, document compliance/non-compliance with the urban forestry
plan and send written vetification with a signature of approval directly to the city manager or
designee within one week of the site inspection.

The project arborist shall petform semimonthly (twice monthly) site inspections for tree
protection measures during periods of active site development and construction, document
compliance/non-compliance with the urban forestry plan and send written vetification with
a signature of approval directly to the project planner within one week of the site inspection.

Prior to any ground disturbance work, the applicant shall submit to the city the current
Inventory Data Collection fee for utban forestry plan implementation.

Prior to any ground disturbance work, the applicant shall provide a tree establishment bond
that meets the requirements of Urban Forestry Manual Section 11, Part 2.

18.795 VISUAL CL.EARANCE

18.795.030 Visual Clearance Requirements

A. At cotners. Except within the CBD zoning district a visual clearance area shall be maintained on
the corners of all property adjacent to the intersection of two streets, a street and a railroad, or a
driveway providing access to a public or private street.

B. Obstructions prohibited. A clear vision area shall contain no vehicle, hedge, planting, fence, wall
structure or temporary or permanent obstruction (except for an occasional utility pole or tree),
exceeding three feet in height, measured from the top of the cutb, or where no curb exists, from the
street center line grade, except that trees exceeding this height may be located in this area,
provided all branches below eight feet are removed.

FINDING:  The Preliminary Landscaping Plan, Sheets L1.1 and 1.2.2, illustrates the applicable required clear
vision triangles at these intersections. This standard is met.

D. In addition, the following criteria shall be met:
1. Relationship to the natural and physical envitonment:
a. The streets, buildings and other site elements shall be designed and located to presetve the
existing trees, topography and natural drainage to the greatest degree possible. The
commission may fequite the applicant to provide an alternate site plan to demonstrate
compliance with this criterion;

According to the applicant’s narrative, the proposed development has been designed to preserve as much of the
existing wetlands and habitat area on the site as practical, while still providing with an intensive residential
development as envisioned with the intensive standards and density allowances of the Washington Square Regional
Centet Plan and the undetlying MUE-1 and MUR-1 zoning districts. Residential development area has been limited
to the northern portion of the site near SW Oak Street to minimize impacts on the wetlands and to reduce the area
that needs to be committed to automobile circulation. The site slopes downward away from SW Oak Street, thereby
necessitating filling the site in order to provide building and site access per ADA requirements and to provide
cover/depth for the stormwater management system (water quality and detention) prior to outfall to the south into
the wetland area, and to provide relatively level areas for the buildings to be located. This filling of the northern
portion of the site along with the relatively dense development pattern necessitated removal of all of the existing
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trees. This critetion is met.

b. Structures located on the site shall not be in areas subject to ground slumping and sliding as
demonstrated by the inclusion of a specific geotechnical evaluation; and

According to the applicant’s narrative, all of the proposed structures will be located on structural fill designed to
accommodate the load of the buildings. The underlying ground is stable and not severely sloped. A geotechnical study
has been prepared for the proposed development by Geotechnical Resources, Inc. That study is included as teport C in
the Impact Assessment portion of this report. The recommendations of the study will be utilized in developing the final
grading plan for the project. The geotechnical report offers the following conclusion:

“The site is mantled by 1.5 to 23.5 ft of silt, which is underlain by basalt which has decomposed to the consistency of
sand. Beneath the decomposed basalt, the site is underlain by predominantly decomposed, extremely soft basalt to the
maximum depth explored (26.5 ft). In our opinton, the structural loads of the proposed buildings can be supported by
conventional spread footings established in structural fill or in the medium stiff silt or dense to very dense sand that
mantles the site. The following sections of this report provide our conclusions and recommendations concerning site
preparation and earthwork, foundation support, lateral earth pressures, subdrainage and floot suppott, pavement design,
and seismic design considerations. [Geotechnical Investigation Report by Geotechnical Resoutces, Inc., page 3/.” This
criterion is met.

c. Using the basic site analysis information from the concept plan submittal, the structures shall
be oriented with consideration for the sun and wind ditections, where possible.

The four multi-family residential buildings have been situated to maximize sunlight and air into as many dwelling
units as practical. This critetion is met.

2. Buffering, screening and compatibility between adjoining uses:
a. Buffering shall be provided between different types of land uses; e.g., between single-family
and multifamily residential, and residential and commercial uses;

The preserved open space area on the southern portion of the site will separate the proposed multi-family
development project from detached single-family development to the south by over 400-feet. Ttees to be planted to
the south of and near the base of the retaining wall will help screen the proposed development from views from the
south, as will screening materials at the top of the wall and parking area trees. Although the areas immediately to the
west of the site ate currently developed with detached single-family residences, that area is zoned MUE-1 and is
anticipated to be redeveloped with intensive residential, institutional, and/or office development which should be
similar in intensity as the proposed A+O Apartments. Nevertheless, landscaping is proposed to be provided on the
western portion of the subject site to help provide a buffer between these neighboting uses. This ctiterion is met.

b. In addition to the requirements of the buffer matrix (Table 18.745.1), the tequitements of the
buffer may be reduced if a landscape plan prepared by a registered landscape architect is
submitted that attains the same level of buffering and screening with alternate materials ot
methods. The following factotrs shall be considered in determining the adequacy and extent of
the buffer requited under Chapter 18.745:

i. The purpose of the buffer, for example to decrease noise levels, absotb air pollution, filter

dust, or to provide a visual barrier;

ii. The size of the buffer needs in terms of width and height to achieve the purpose;

iii. The direction(s) from which buffering is needed;

iv. The required density of the buffering; and

v. Whether the viewer is stationary or mobile.

Section 18.745.050.E.1 typically requires the screening of parking lots and loading areas from views from adjacent areas.
Table 18.745.1 specifies that a Type D buffer of at least 10- feet to 20-feet of width and differing levels of plant materials
and fences/walls or hedges between parking lots and areas of single-family development. These buffer standards would
therefore apply along the southern and eastern edges of the proposed parking lot because the parking area might be
visible from existing single-family development to the southeast and east, and Hwy 217 if not adequately buffered and
screened.
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The applicant requests an exception to the parking area buffer and screening standards, as provided. The proposed
landscape plans were prepared by David Haynes, PLA, a registered landscape architect. The plans propose that an
alternative buffer be allowed to the standards of Section 18.745.050.E.1 to screen the parking lots. The parking area will
be well separated from the existing neighboring single-family uses to the south and southeast for which buffering and
screening is required. The neighboring single-family uses will be located over 400 feet away from the proposed parking
area. As such, views of the parking area would be distant and there would be little, if any, discernible noise or odor
effects from use of the parking area upon those neighboring properties. In addition, the proposed wetland area plantings
of ash trees and the proposed dense planting of western red cedar trees at the base of the proposed retaining wall will
provide much more screening of views of the parking area than would a buffer on the actual edge of the parking lot, with
such a buffer designed to the relatively narrow width and plant density standards of Table 18.745.1. The western red
cedar trees especially will provide adequate evergreen screening of views of the parking area.

In addition, to address concerns on the screening from the future pedestrian path near Ash Creek, it is proposed that
fence fillers (slats, fabric, etc.) be provided along the southern edge of the proposed patking lot if the trail is constructed
prior to tree growth providing the required landscape buffer/screening to the parking area from the trail. Fence fillers
will be added to the chain-link fence on top of the retaining wall and adjacent to the southern edges of the parking area
in order to supplement the screening provided by the cedar trees for up to five years, in order for tree growth to provide
adequate screening.

FINDING:  The applicant submitted an alternative landscape plan to the required parking lot scteening, prepared
by a registered landscape architect, that arguably attains the same level of buffering and screening ot
better with alternate materials and methods. Staff finds that the applicant has not considered views
from Hwy 217 or the effects of headlight at night and therefore recommends the applicant provide a
site line analysis that demonstrates the alternative screening plan would effectively screen the parking
lot as seen from the south, as conditioned above.

c. On-site screening from view from adjoining properties of such activities as service areas,
storage areas, patking lots and mechanical devices on roof tops shall be provided and the
following factots shall be considered in determining the adequacy of the type and extent of the
scteening:

i. What needs to be scteened;

ii. The direction from which it is needed; and

iii. Whether the screening needs to be year-round.

The proposed apartments will include two trash and recycling enclosures within the project’s parking area. These
enclosures will be constructed of CMU walls with steel gates. Landscaping will be provided adjacent to these trash
enclosures to provide near-view screening. Their locations relatively deep into the parking area and site will provide them
with adequate screening from adjoining properties, as will the intervening landscaping outside of the parking atea.
Mechanical equipment on the rooftops of the buildings will be screened from views from neighboring propetties by
parapets included on the buildings. This criterion is met.

3. Privacy and noise. Nonresidential structures which abut existing residential dwellings shall be
located on the site or be designed in a manner, to the maximum degree possible, to protect the
private areas on the adjoining properties from view and noise;

This is a residential development; therefore, this critetion does not apply.

4. Exteriot elevations—Single-family attached and multiple-family structures. Along the vertical face of
single-family attached and multiple-family structures, offsets shall occur at a minimum of every 30
feet by providing any two of the following:

a. Recesses, e.g., decks, patios, entrances, floor atea, of a minimum depth of eight feet;

b. Extensions, e.g., decks, patios, entrances, floor area, of a minimum depth of eight feet, a
maximum length of an overhang shall be 25 feet; and

c. Offsets or breaks in roof elevations of three or more feet in height.
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The exterior elevation articulation standards of this section are superseded by Section 18.630.060.B. The standards
of that section are addressed below.

5. Private outdoor area—Residential use:
a. Exclusive of any other required open space facility, each ground-level residential dwelling
unit shall have an outdoor private area (patio, terrace, or porch) of not less than 48 square feet
with a minimum width dimension of four feet;
b. Wherever possible, private outdoor open spaces should be oriented toward the sun; and
c. Private outdoor spaces shall be screened or designed to provide privacy for the use of the
space.

As illustrated on the floor plans, Sheets A2.10 through A2.40, all ground level dwelling units will be provided with
patios or decks. Minimum sizes of these decks or patios will be 48 square feet. Minimum dimensions of any of the
decks or patios will be 6 feet of depth. As practical, decks are oriented to maximize solar exposure, but are designed
to provide a reasonable degree of privacy. This criterion is met.

6. Shared outdoor recreation and open space facility areas—Residential use:

a. Exclusive of any other requitred open space facilities, each residential dwelling development
shall incorporate shared usable outdoor tecreation areas within the development plan as
follows:

i. Studio units up to and including two bedroom units, 200 squatre feet per unit;

ii. Three or more bedroom units, 300 square feet per unit.
b. Shared outdoor recreation space shall be readily observable from adjacent units for reasons of
crime prevention and safety;
c. The required recreation space may be provided as follows:

i. Additional outdoor passive use open space facilities;

ii. Additional outdoor active use open space facilities;

iii. Indoor recreation centet; or

iv. A combination of the above.

The proposed 215 residential units will all be studios, 1-bedroom, or 2-bedroom units. Thetefore, the proposed
development would be required to provide 43,000 square feet of shared usable outdoor recteation areas to satisfy
subsection (a) of this standard. The proposed development plans provide for the following areas to be provided as
shared usable outdoor recreation areas:

Open area north and west of Building A: 4,247 sq. ft.
Community gardens, plaza, and other areas south of Building B: 4,307 sq. ft.
Pool, pool deck, plaza, and barbecue pavilion south of Building C: 6,769 sq. ft.
Wetlands overlook plaza south of parking area: 1,478 sq. ft.
Other usable open space and plaza area: 2478 sq. ft.
Total Usable Active Open Space provided 19,280 sq. ft.

In addition, 2,196 square feet of indoor recreation space is provided within Building C, including the following: an
activity/media room (492 square feet); and exercise room (487 square feet); an activity/media room and kitchen
(548 square feet); and a rooftop patio (669 square feet).

Total Indoor Recreation Space 2,196 sq. ft.

Passive recreation areas are provided including the upland areas adjacent to the wetlands and landscape beds
throughout the site.

Total outdoor passive recreation space 24,103 sq. ft.
Total required recreation space 45,579 sq. ft.

As allowed by subsection 6.c.iv. above, the combined shared usable outdoor recteation areas, additional indoor
recreation area, and passive use open space facilities totals 45,579 square feet of combined area, or 212 squate feet
per each dwelling unit. This exceeds the minimum standard of 200 square feet of shared outdoor recreation and
open space facility per unit. This criterion is met.
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All of the proposed usable outdoor tecteation areas will be located in faitly open areas and should be readily observable
from a number of dwelling units, the parking area, and the sidewalks and drive aisles within the development site. This
criterion is met.

7. Access and circulation:
a. The number of required access points for a development shall be provided in Chapter 18.705;
b. All circulation patterns within a development must be designed to accommodate emergency
and service vehicles; and
c. Provisions shall be made for pedestrian and bicycle ways abutting and through a site if such
facilities are shown on an adopted plan or terminate at the boundaries of the project site.

The proposed development is consistent with the minimum number of access points required by Chapter 18.705
(minimum of two access points required; three access points provided). The site plan has been designed to provide
adequate access for emergency and setvice vehicles. The project development team met with a representative of the
Tualatin Valley Fire and Rescue District duting the development of the site plans. Modifications to the plans were
made to accommodate the Fire District’s concerns. The plans have also been provided to Pride Disposal, the trash
and recycling service provider for the site area.

The plans provide for the dedication of a 20-foot wide public pedestrian easement along Ash Creek for future
development of a pathway or boardwalk, as called for by the City of Tigard Parks System Master Plan which
discusses a Washington Square Regional Center Ttail looping around Washington Square, and following Ash Creek
as its primary route. An easement for a connecting trail to SW Oak Street is also proposed to be provided. This
criterion is met.

8. Landscaping and open space—Residential development. In addition to the buffering and screening
tequirements of paragraph 2 of this subsection D, and any minimal use open space facilities, a
minimum of 20% of the site shall be landscaped. This may be accomplished in improved open
space tracts, or with landscaping on individual lots provided the developer includes a landscape
plan, prepared ot approved by a licensed landscape architect, and surety for such landscape
installation.

The proposed development plans (Sheet P2.4, Overall Open Space Analysis Plan) call for 48,367 square feet of
landscaped area on the site, or 25 percent of the 193,406 square foot development site area. This total landscaped
area does not include the minimal use areas below the proposed retaining wall, which also includes the trees and
shrubs which have been proposed to provide the requited screening and buffering for the parking area. The
landscape plan was prepared by and under the direction of David Haynes, PLA, a registered landscape architect in
the State of Oregon. This criterion is met.

9. Public transit:

a. Provisions for public transit may be required where the site abuts or is within a quarter mile
of a public transit route. The required facilities shall be based on:

i. The location of other transit facilities in the atea; and

ii. The size and type of the proposed development.
b. The required facilities may include but are not necessarily limited to such facilities as:

i. A waiting shelter;

ii. A turn-out area for loading and unloading; and

iii, Hard surface paths connecting the development to the waiting area.
c. If provision of such public transit facilities on or near the site is not feasible, the developer
may conttibute to a fund fot public transit improvements provided the Commission establishes
a direct relationship and rough proportionality between the impact of the development and the
requirement.

The northeastern portion of the site is located within one-quarter mile of TriMet transit service bus stops at the
intersection of SW Hall Boulevard and SW Locust Street, and portions of the northwestern portion of the proposed
development site are slightly more than one quarter mile of TriMet transit stops on NW Gteenburg Road. Thete
currently is no transit service on SW Oak Street adjacent to the project site. Tri-Met provided a letter dated
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December 4, 2014 at the City’s request which outlines measures to improve access to transit from the subject site
including improved sidewalk connectivity and lighting and obtaining an easement for placement of a transit shelter.
The city shared TriMet’s comments with the applicant who was amenable to considering the suggested
improvements.

As conditioned above, the applicant shall provide a walkability and ridership audit that ensutes the plan maximizes
methods to promote walkability and transit ridership within a quarter mile of the subject site, including but not
limited to measures identified in TriMet’s comment letter dated December 4, 2014. Therefore, this criterion is met.

10. Parking:
a. All parking and loading areas shall be generally laid out in accordance with the requirements
set forth in Chapter 18.765;
b. Up to 50% of required off-street parking spaces for single-family attached dwellings may be
provided on one or more common parking lots within the planned development as long as each
single-family lot contains one off-street parking space.

The proposed patking areas within the multi-family development project have been designed consistent with the
applicable design standards of Chapter 18.765, as reviewed in the findings to that chapter, below. This criterion is
met.

11. Drainage. All drainage provisions shall be generally laid out in accordance with the requirements
set forth in Chapter 18.810. An applicant may propose an alternate means for stormwater
conveyance on the basis that a reduction of stormwater runoff or an increase in the level of
treatment will result from the use of such means as green streets, porous concrete, or eco roofs,

The proposed storm drainage system within the apartment project has been designed consistent with the applicable
standards of Chapter 18.810, as reviewed in the findings to that chapter, below. This criterion is met.

12. Floodplain dedication. Whete landfill and/or development are allowed within or adjacent to the
100-year floodplain, the city shall require consideration of the dedication of sufficient open land
area for a greenway adjoining and within the floodplain. This area shall include portions of a
suitable elevation for the construction of a pedesttian/bicycle pathway with the floodplain in
accordance with the adopted pedestrian bicycle pathway plan.

The project site includes a substantial area which is within the 100-year floodplain of Ash Creek. The applicant is
proposing to preserve the floodplain area on the site within a ptivate open space area for long-term preservation.
The plans note that the applicant is willing to provide a public pedestrian easement to the City of Tigard for the
future development of a pedestrian path near Ash Creek, plus an easement for a pedestrian connection between that
path and SW Oak Street. This critetion is met.

13. Shared open space facilitiecs. These requirements are applicable to residential planned
developments only. The detailed development plan shall designate a minimum of 20% of the gross
site area as a shared open space facility. The open space facility may be comprised of any
combination of the following:

a. Minimal use facilities. Up to 75% of the open space tequirement may be satisfied by
resetving areas for minimal use. Typically these ateas are designated around sensitive lands
(steep slopes, wetlands, streams, or 100-year floodplain).

b. Passive use facilities. Up to 100% of the open space tequitement may be satisfied by
providing a detailed development plan for improvements (including landscaping, irrigation,
pathway and other structural improvements) for passive recteational use.

c. Active use facilities. Up to 100% of the open space requitement may be satisfied by providing
a detailed development plan for improvements (including landscaping, irrigation, pathway and
other structural improvements) for active recreational use.

d. The open space area shall be shown on the final plan and recorded on the final plat ot
covenants.
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The Detailed Planned Development Plan for the A+O Apartments planned development provides 318,849 square
feet of the total site atea, over 67 percent of the 472,688 square foot site area (after deduction of additional SW Oak
Street right-of-way only) as shared open space areas, whereas a minimum of 20 percent of the site or only 94,538
square feet would be the minimum shared open space required to be provided for this size planned development
site. See Sheet P2.4, Overall Open Space Analysis Plan. The total open space areas to be provided will consist of the
following:

e 273,270 square feet as minimal use facilities or 289 percent of the minimum required area as shated open
space use facilities

e 24,103 square feet of passive use facilities or 25 percent of the minimum required open space atea;

e 21,476 square feet of active use facilities or 22.3 percent of the minimum required open space area.

This criterion is met.

14. Open space conveyance: Where a proposed patk, playground or other public use shown in a plan
adopted by the city is located in whole or in part in a subdivision, the commission may require the
dedication or resetvation of such area within the subdivision, provided that the reservation or
dedication is roughly proportional to the impact of the subdivision on the park system.

Whete considered desirable by the commission in accordance with adopted comprehensive plan
policies, and where a development plan of the city does not indicate proposed public use areas, the
commission may requite the dedication or teservation of areas within the subdivision or sites of a
character, extent and location suitable for the development of parks or other public use, provided
that the reservation or dedication is roughly proportional to the impact of the subdivision on the
patk system. The open space shall be conveyed in accordance with one of the following methods:
a. Public ownership. Open space proposed for dedication to the city must be acceptable to it
with regard to the size, shape, location, improvement and budgetary and maintenance
limitations. A determination of city acceptance shall be made in writing by the parks & facilities
division manager prior to final approval. Dedications of open space may be eligible for systems
development charge credits, usable only for the proposed development. If deemed to be not
acceptable, the open space shall be in private ownership as described below.
b. Private ownership. By conveying title (including beneficial ownership) to a corporation,
home association or other legal entity, and granting a conservation easement to the city in a
form acceptable by the city. The terms of the conservation easement must include provisions
for the following:
i. The continued use of such land for the intended purposes;
ii. Continuity of property maintenance;
iii. When appropriate, the availability of funds requited for such maintenance;
iv. Adequate insurance protection; and
v. Recovery for loss sustained by casualty and condemnation ot otherwise.

FINDING: The Washington Square Regional Center Implementation Plan (2001) includes the Gteenbelt, Parks
and Open Space System Concept Plan (Figure 7) which shows greenbelt co-terminus with the wetlands on the
subject site. The Tigard Park System Master Plan (2009) Map 3: Park Concept Map shows the Washington Square
Regional Ttail in a general alignment across the subject property. The Tigard Greenways Trail System Master Plan
shows two alternate routes across the subject property, through wetlands (2A) and along SW Oak Street (2B), which
is shown as a low priority on the Prioritized Project List, Table 13.

The applicant does not propose open space conveyance, but a ped/bike easement instead. The City Parks Director
has determined that a dedication will not be acceptable and that a blanket pedestrian/bike easement over the
entitety of Wetland A will be an acceptable reservation. As conditioned, this standard is met.

CONCLUSION: Based on the analysis above, the Detailed Development Plan Approval Critetia are met ot
can be met, as conditioned.
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18.810 STREET AND UTILITY IMPROVEMENTS STANDARDS:

18.810.030 Streets
A. Improvements.

1. No development shall occur unless the development has frontage or approved access to a public
street

2. No development shall occur unless streets within the development meet the standards of this
chapter

3. No development shall occur unless the streets adjacent to the development meet the standards
of this chaptet, ptovided, however, that a development may be approved if the adjacent street
does not meet the standards but half-street improvements meeting the standards of this title ate
constructed adjacent to the development.

E. Minimum Rights-of-Way and Street Widths: Unless otherwise indicated on an approved street plan,
ot as needed to continue an existing improved street or within the Downtown District, street right-
of-way and roadway widths shall not be less than the minimum width described below. Where a
range is indicated, the width shall be determined by the decision-making authotity based upon
anticipated average daily traffic (ADT) on the new street segment. (The City Council may adopt by
resolution, design standards for street construction and other public improvements. The design
standards will provide guidance for determining improvement tequirements within the specified
ranges.) These are presented in Table 18.810.1

The development is adjacent to SW Oak Street, a collector within the Washington Square Regional Center Planning
District (Chapter 18.630). The Tigard Transportation System Plan requires a bike path.

Requited improvements to SW Oak Street include a 20-foot paved width, planter and a 12-foot wide separated bike
path. No streets within the development are proposed. This standard is expected to be met.

Street Alignment and Connections:

Section 18.630.040 and 18.810.030.H.1 state that full street connections with spacing of no more than 530
feet between connections is requited. Exceptions can be made where prevented by barriers such as
topography, railroads, freeways, pre-existing developments, lease provisions, easements, covenants or
other restrictions existing prior to May 1, 1995 which preclude street connections. A full street connection
may also be exempted due to a regulated water feature if regulations would not permit construction.

Additional street connections in this area are precluded by surrounding existing development.

N. Grades and curves.

1. Grades shall not exceed 10% on arterials, 12% on collector streets, or 12% on any other street
(except that local or residential access streets may have segments with grades up to 15% for
distances of no greater than 250 feet); and

2. Centerline radii of curves shall be as determined by the city engineer.

The existing grades along the Oak Street frontage are minimal. No grade changes are proposed. This standard is
met.

Traffic Study: Section 18.810.030.CC Requires a traffic study for development proposals meeting certain
criteria.

The application includes 2 May 8, 2014, traffic impact study and a September 16, 2014, Left-turn Analysis prepated
by Kittelson & Associates, Inc. assessing the traffic impact on the surroundmg streets and recommendmg any
required mitigation. The study recommended specific reconfiguration improvements at the SW 90 Avenue
approach to SW Oak Street. The Left-turn Analysis concluded that a left-turn lane along Oak Street was unneeded.

This standard may be met by condition.
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18.810.050 Easements
A. Easements. Easements for sewers, drainage, water mains, electric lines or other public utilities shall
be either dedicated or provided for in the deed restrictions, and where a development is traversed
by a watercourse or drainageway, there shall be provided a stormwater easement ot drainage right-
of-way conforming substantially with the lines of the watercourse.

B. Utility easements. A ptoperty owner proposing a development shall make arrangements with the
city, the applicable district, and each utility franchise for the provision and dedication of utility
easements necessary to provide full services to the development. The city’s standard width for
public main line utility easements shall be 15 feet unless otherwise specified by the utility company,
applicable district, or city engineer.

The site is fully setved by existing utilities. Applicant has stated that any required easements for utilities will be
provided. This standard may be met by condition.

18.810.070 Sidewalks

A. Sidewalks. All industrial streets and private streets shall have sidewalks meeting city standards
along at least one side of the street. All other streets shall have sidewalks meeting city standards
along both sides of the street. A development may be approved if an adjoining street has sidewalks
on the side adjoining the development, even if no sidewalk exists on the other side of the street.

B. Requirement of developers.
2. If there is an existing sidewalk on the same side of the street as the development within 300 feet
of a development site in either direction, the sidewalk shall be extended from the site to meet the
existing sidewalk, subject to rough proportionality (even if the sidewalk does not serve a
neighborhood activity center).

The Development Review engineer has determined there are no existing sidewalks on the same side of the street as
the development within 300 feet of a development site in either direction. This standard is met.

18.810.090 Sanitary Sewers
A. Sewets required. Sanitary sewers shall be installed to serve each new development and to connect

developments to existing mains in accordance with the provisions set forth in Design and
Construction Standards f%r Sanitary and Surface Water Management (as adopted by the Unified
Sewerage Agency in 1996 and including any future revisions or amendments) and the adopted
policies of the comprehensive plan.

B. Sewer plan approval. The city engineer shall approve all sanitary sewer plans and proposed systems
ptior to issuance of development permits involving sewer setvice.

C. Over-sizing. Proposed sewer systems shall include consideration of additional development within
the area as projected by the comprehensive plan.

Private sewer lines from the buildings will be extended to a public line in SW Oak Street. No public sewers are
proposed ot required.

18.810.100 Stotm Drainage
A. Genetral provisions. The director and city engineer shall issue a development permit only where

adequate provisions for stormwater and floodwater runoff have been made, and:

1. The storm water drainage system shall be separate and independent of any sanitary sewerage
system;

2.Whete possible, inlets shall be provided so surface water is not carried across any intetsection or
allowed to flood any street; and

3.Surface water drainage patterns shall be shown on every development proposal plan.

The site will drain to catch basins in the parking lots and will be directed to private outfalls along the wetland buffer
at the south side of the site.

C. Accommodation of upstream drainage. A culvert or other drainage facility shall be large enough to
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accommodate potential runoff from its entire upstream drainage area, whether inside or outside the
development, and the city engineer shall approve the necessary size of the facility, based on the
provisions of Design and Construction Standards for Sanitary and Surface Water Management (as
adopted by the Unified Sewerage Agency in 1996 and including any future tevisions ot
amendments).

A culvert crossing SW Oak Street currently conveys offsite runoff from the north. The culvert will be replaced and
extended as a public storm drain to the wetlands south of the site. An easement will be provided. These standards
may be met by condition.

D. Effect on downstream drainage. Where it is anticipated by the city engineer that the additional
runoff resulting from the development will overload an existing drainage facility, the director and
engineer shall withhold approval of the development until provisions have been made for
improvement of the potential condition or until provisions have been made for storage of additional
runoff caused by the development in accordance with the Desigh and Construction Standards for
Sanitary and Surface Water Management (as adopted by the Unified Sewerage Agency in 1996 and
including any future revisions or amendments).

An underground water quality facility is proposed to treat onsite runoff. Swales in a planter will be used to treat
runoff from SW Oak Street. This standard may be met by condition.

In 1997, Clean Water Setvices (CWS) completed a basin study of Fanno Creek and adopted the Fanno
Creek Watershed Management Plan. Section V of that plan includes a recommendation that local
governments institute a stormwater detention/effective impervious area reduction program
resulting in no net inctease in storm peak flows up to the 25-year event. The City will require that
all new developments resulting in an increase of impervious surfaces provide onsite detention
facilities, unless the development is located adjacent to Fanno Creek. For those developments
adjacent to Fanno Creek, the storm water runoff will be permitted to dischatge without detention.

Site runoff will be directed to Ash Creek. This standard may be met by condition.
Bike lanes: Subsection 18.810.110A requires bike lanes where identified in the Tigard TSP.

The TSP identifies a multiple use path along Ash Creek. An easement for the path is required. Easement documents
must be approved ptior to construction, and final documents must be approved and recorded ptior to occupancy.

18.810.120 Utilities
A. Underground utilities. All utility lines including, but not limited to those required for electric,

communication, lighting and cable television services and related facilities shall be placed

underground, except for surface mounted transformers, sutface mounted connection boxes and

meter cabinets which may be placed above ground, temporary utility service facilities during

construction, high capacity electric lines operating at 50,000 volts ot above, and:

1. The developer shall make all necessary atrangements with the serving utility to provide the
underground services;

2. The city reserves the right to approve location of all sutface mounted facilities;

3. All underground utilities, including sanitary sewers and storm drains installed in streets by the
developer, shall be constructed prior to the surfacing of the streets; and

4. Stubs for setvice connections shall be long enough to avoid disturbing the street improvements
when setvice connections are made.

C. Exception to undergrounding requitement.

1. The developer shall pay a fee in-lieu of undergrounding costs when the development is proposed
to take place on a street where existing utilities which are not underground will setve the
development and the approval authority determines that the cost and technical difficulty of
under-grounding the utilities outweighs the benefit of undergrounding in conjunction with the
development. The determination shall be on a case-by-case basis. The most common, but not the
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only, such situation is a short frontage development for which undetgrounding would result in
the placement of additional poles, rather than the removal of above-ground utilities facilities.

2. An applicant for a development which is served by utilities which are not underground and
which are located across a public right-of-way from the applicant’s property shall pay the fee in-
lieu of undergrounding.

There are existing overhead utility lines along SW Oak Street across the street from the development. Therefore, a
fee in-lieu of $35 per frontage front is required and must be paid prior to final inspection. Submit a determination
of the frontage length for approval before issuance of building permits

ADDITIONAL CITY AND/OR AGENCY CONCERNS WITH STREET AND UTILITY

IMPROVEMENT STANDARDS:

Fire and Life Safety:
The applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R) for access and hydrant location

ptior to any work on site.

Public Water System:
Tualatin Valley Water District (TVWD) provides service in this area. The application includes a service provider

letter from TVWD stating that adequate capacity is available to provide service to the proposed development.

Prior to any work on site the applicant shall provide documented approval from the Tualatin Valley Water District
(TVWD) of the design of water service to the site. TVWD approval of construction shall be obtained prior to final

inspection.

Grading and Erosion Control:

CWS Design and Construction Standards also regulate erosion control to reduce the amount of sediment
and othet pollutants reaching the public storm and sutface water system resulting from development,
construction, grading, excavating, clearing, and any other activity which accelerates erosion. Per CWS
regulations, the applicant is required to submit an erosion control plan for City review and approval prior
to issuance of City permits.

The applicant shall meet the requitements of the Federal Clean Water Act regarding National Pollutant
Dischatge Elimination System (NPDES) erosion control permits that may be needed for this project.

The applicant shall follow all applicable requirements regarding erosion control, particulatly those of the Federal
Clean Water Act, State of Oregon, Clean Water Services, and City of Tigard including obtaining and abiding by the
conditions of NPDES 1200-C or 1200-C-N permits as applicable.

Site Permit Required:
The applicant is required to obtain a Site Permit from the Building Division to cover all on-site private utility

installations (water, sewet, storm, etc.) and driveway construction. This permit shall be obtained ptior to any work
on site and ptior to issuance of the building permit.

Address Assignments:
The City of Tigard is responsible for assigning addresses for parcels within the City of Tigard. An addressing fee in

the amount of $50.00 per address shall be assessed. This fee shall be paid to the City prior to the issuance of
building permits.

For multi-tenant buildings, one address number is assigned to the building and then all tenant spaces atre given suite
numbets. The City is responsible for assigning the main address and suite numbers. This information is needed so
that building permits for tenant improvements can be adequately tracked in the City’s permit tracking system. Based
upon the information provided by the applicant, this building will be a multi-tenant building. Ptior to issuance of
the site permit, the applicant shall provide a suite layout map so suite numbers can be assigned. The addressing fee
will then be calculated based upon the number of suites that must be addressed. In multi-level structures, ground
level suites shall have numbers preceded by a “1”, second level suites shall have numbers preceded by a “2”, etc.
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SECTION VIII. IMPACT STUDY

SECTION 18.390.040.B.¢ requires that the applicant include an impact study. The study shall address, at a
minimum, the transportation system, including bikeways, the drainage system, the patks system, the water
system, the sewer system, and the noise impacts of the development. For each public facility system and type
of impact of the development on the public at large, public facilities systems, and affected private property
users. In situations whete the Community Development Code requites the dedication of real property
interests, the applicant shall either specifically concur with the dedication of real property interest, ot provide
evidence which supports the conclusion that the real property dedication requirement is not roughly
propottional to the projected impacts of the development.

Section VI of the applicant’s submittal includes Impact Assessment Reports on transportation, wetlands,
geotechnical, waste and recycling, and storm drainage. Item F. Impact Assessment Report by Otak, Inc. summarizes
the effect of the proposed development on general compatibility, noise, odors, lighting, signage, transit availability,
transpottation, and utilities.

The applicant has specifically concurred with and has proposed dedication of right-of-way and to make half-street
improvements along SW Oak Street.

ROUGH PROPORTIONALITY ANALYSIS

The Transportation Development Tax (TDT) is a mitigation measure required for new development and will be paid at
the time of building permits. Based on Washington County implementation figures for 2014/2015, TDTs are expected
to recapture approximately 32 percent of the traffic impact of new development on the Collector and Arterial Street
system. Based on the use and the size of the use proposed and upon completion of this development, the future
builders of the residences will be requited to pay TDTs of approximately $1,098,111 ($5,257 x 215 = $1,130,255
new apartment units - $32,144 for four existing single family dwellings).

Based on the estimate that total TDT fees cover 32 percent of the impact on major street improvements citywide, a fee

that would cover 100 percent of this project’s traffic impact is $3,431,596 ($1,098,111 + 0.32). The difference between
the TDT paid and the full impact, is considered as unmitigated impact.

Estimated Mitigation Value Assessment:

e e e e ($1,098,111 =+ 0.32) $3,431,596
Less TIDT ASSESSIMENL w.curerirrsnrserrserancrissisiasissinssmssisessssssrassssesensssssssesstossessssasssssssanssss - 1,098,111
Less mitigated values for off-site improvements (] incoln Street row + full improvements) -757,000
Estimate of unmitigated impacts $1,576,485

FINDING: The applicant concurs with the dedication of right-of-way and improvement of SW Oak Street, a
collector street, as shown in the Preliminary Site Plan (Sheet P2.0) and stated in the natrrative. Any
improvement to SW Lincoln Street, a collector may be TDT is cteditable. Based on the analysis above,
the net value of these dedications, assessments, and improvements is roughly proportional to the value
of the full impact.

SECTION IX. OTHER STAFF COMMENTS
The City Police Department was notified and did not comment on the project.

The City Public Works Department was notified and commented that the wetland portion of the subject
property should have a blanket public pedestrian/bike access easement for implementation of the Washington
Squate Loop Ttail at some point in the future.

The City Development Review Engineer (Contact Greg Berry, 503-718-2468) has reviewed the proposal and
provided comment in a Memorandum dated November 26, 2014, which can be found in the land use file and as an
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attachment to this decision. The findings and conclusions in the Memorandum have been incorporated into this
land use decision.

SECTION X. AGENCY COMMENTS

TriMet reviewed the proposal and provided a comment letter dated December4, 2014, including recommendations
for sidewalk connectivity, lighting and transit station improvements on SW Greenburg.

Metro Planner Gerty Uba teviewed the proposal and commented that “Metro is confident that Clean Water
Services will assist the City to implement the amendments appropriately.”

Clean Water Setvices Jackie Sue Humphreys (503-681-3600) has reviewed this proposal and issued a letter dated
November 18, 2014 stating conditions to be met in association with stormwater connection permit authorization,
including compliance with the Service Provider Letter dated August 7, 2014 (File No. 14-001441).

Tualatin Valley Fire and Rescue John Wolff (503-259-1504) has reviewed the proposal and offered comments in
a letter dated December 3, 2014, that endorses the proposal subject to TVF & R access hydrant location

requirements.

Oregon Parks and Recreation Department, State Historic Preservation Office commented in a letter dated
November 18, 2014 that in the absence of sufficient knowledge to predict the location of cultural resources within
the project atea, extreme caution is recommended during project related ground disturbing activities. A condition of
approval will requite notification procedures if cultural objects and/or human remains are found during site grading.

Oregon Division of State Lands provided a letter to the applicant dated June 13, 2014 concurring with the Pacific
Habitat Services wetland and waterway boundaries for the subject site.

Frontiet John Cousineau (503-643-0371) commented that the project site is within the CenturyLink territory.
Oregon Department of Land Conservation and Development (DLCD), ODOT (Region 1), Oregon

Department of Fish and Wildlife (ODFW), Oregon Department of Environmental Quality, and the U.S.
Army Corps of Engineers were mailed a copy of the proposal but provided no comment.

SECTION XI. STAFF ANALYSIS, CONCLUSION, AND RECOMMENDATION

ANALYSIS:

Limiting conflicting uses in Goal 5 protected wetlands (CPA)

The ESEE analysis must demonstrate to the satisfaction of the Tigard City Council that the adverse economic
consequences of not allowing the conflicting use are sufficient to justify the loss, or partial loss, of the resource.
Staff agtees with the applicant that limiting conflicting uses to .42 acres of the site could balance adverse impacts to
resources with achieving planning goals of the Washington Square Regional Center Plan District. Staff recommends

limiting conflicting uses.

Planned Development (PDR)

Parking Exemption

The applicant’s request for a parking exemption of 9.1% may adversely affect on-street parking in the
neighborhood. Staff recommends the applicant provide a walkability and ridership assessment that ensures the plan
maximizes methods to promote walkability and transit ridership.

Funding future transportation

Developments are requited to participate in funding future transportation and public improvement projects
necessary within the Washington Square Regional Center. Staff recommends the applicant consider a range of
improvements associated with SW Lincoln Street such as providing a full street dedication and improvements from Oak
Street to Lincoln, full dedication of the right of way with a constructed bike/ped path, or a constructed bike/ped path
within a bike/ped easement, and to construct improvements, subject to rough propottionality.
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CONCLUSION

Based on the foregoing findings and analysis, staff finds that the proposed Comprehensive Plan, Sensitive Lands
Reviews, and Planned Development ate consistent or are conditioned to be consistent with applicable provisions of
the Tigard Development Code Chapters:18.350 Planned Development Review; 18.390.050/.060 Decision Making
Procedures; 18.520 Commercial Zoning Districts; 18.630 Washington Square Regional Center Plan District; 18.705
Access, Egtess and Circulation; 18.715 Density Computations; 18.720 Design Compatibility; 18.725 Environmental
Petformance; 18.745 Landscaping and Screening; 18.755 Mixed Solid Waste and Recycling; 18.765 Off-Street
Parking and Loading Requirements; 18.775 Sensitive Lands; 18.780 Signs; 18.790 Urban Forestry; 18.795 Visual
Clearance; 18.810 Street and Utility Improvements.

RECOMMENDATION

Staff recommends that the Planning Commission trecommend to City Council approval of the proposed
comptehensive plan amendment, sensitive lands reviews, and planned development to City Council subject to the
recommended conditions of approval and the result of any deliberations by the Planning Commission.

Exhibits:
Exhibit A The City of Tigatd Development Review Engineer Memo dated December 4, 2014

Exhibit B TVF&R Letter dated December 3, 2014

Exhibit C TriMet letter dated December 4, 2014

Exhibit D Planned Development Concept Plan (Sheet P2.2)
Exhibit E Genetal Detailed Planned Development Plan (Sheet P2.3)

(Serm 12-81Y
PREPARED BY: / ' Gaty Pagenstecher DATE
Associate Planner

APPROVED BY:  Tom McGuire DATE”
Assistant Community Development Director
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EXHIBITA

SRt Sttidum

TIGAR DM
To: Gary Pagenstecher, Associate Planner
From: Greg Berry, Project Engineer
Re: SDR 2014-04; A+O Apartments
Date: November 26, 2014

Access Management (Section 18.705)

Section 18.705.030.B requires site plans be presented for approval showing how access
requirements are to be fulfilled in accordance with this chapter.

The application includes a site and utility plan for a proposed 215 unit apatrtment complex.

Section 18.705.030.D states that all vehicular access and egress ... shall connect directly with
a public or private street approved by the City for public use and shall be maintained at the
required standards on a continuous basis.

A driveway directly connected to SW Oak St. will provide access to the site. This standard is met.
Section 18.705.F Requited walkways
PLANNING

Section 18.705.030.H.1 states that an access report shall be submitted with all new
development proposals which verifies design of driveways and streets ate safe by meeting
adequate stacking needs, sight distance and deceleration standatds as set by ODOT,
Washington County, the City and/or AASHTO (depending on jurisdiction of facility).

Three driveways along Oak Street will provide access to the site. The application includes a
preliminary sight distance analysis concluding that, with certain improvements at the SW 90™ Street
intersection, adequate sight distance is available at the site accesses. It appears that this standard can
be met, but sight distance will need to be verified at final design and after construction to verify that
no changes have been made or objects added that would obscure visibility.

Priot to any wotk on site, the applicant’s engineer shall submit a preliminary access report to City
engineering staff which verifies design of driveways and streets to be used by site traffic are safe by
meeting adequate stacking needs, sight distance and deceleration standards as set by the City and
AASHTO.

Upon completion of the improvements, the applicant’s engineer shall submit a final access report to
City engineering staff which verifies design of driveways and streets to be used by site traffic are safe
by meeting adequate stacking needs, sight distance and deceleration standards as set by the City and

AASHTO. The applicant shall obtain approval of this report ptior to final inspection.



Section 18.705.030.H.2 states that driveways shall not be permitted to be placed in the
influence area of collector or arterial street intetsections. Influence area of intersections is
that area where queues of traffic commonly form on approach to an intersection. The
minimum driveway setback from a collector or arterial street intersection shall bel50 feet,
measured from the right-of-way line of the intersecting street to the throat of the proposed
driveway. The setback may be greater depending upon the influence area, as determined
from City Engineer review of a traffic impact report submitted by the applicant’s traffic
engineer. In a case where a project has less than 150 feet of street frontage, the applicant
must explore any option for shated access with the adjacent parcel. If shared access is not
possible or practical, the dtiveway shall be placed as far from the intersection as possible.

The driveways are more than 150 feet from and outside the influence area any collector or arterial
street. This standard is met.

Section 18.705.030.H.3 and 4 states that the minimum spacing of driveways and streets
along a collector shall be 200 feet. The minimum spacing of driveways and streets along an
arterial shall be 600 feet. The minimum spacing of local streets along a local street shall be
125 feet.

SW Oak Street is a collector requiring a minimum spacing of 200 feet. Two of the proposed
driveways are separated by 200 feet and the other driveway spacing is 290 feet. The standard is met.

Section 18.705.030.1 includes minimum access requirements for residential use. For
multifamily use developments with 50 to 100 units, two accesses atre required with a minimum
paved width of 24 feet with curbs and a 5-foot sidewalk within a 30-foot width.

Standards for the proposed 215 units are not provided. The proposed three accesses with a 24-foot
paved width and would provide a level of access similar to that required for the development sizes
listed.. The standard is met.

Street And Utility Improvements Standards (Section 18.810):

Chapter 18.810 provides construction standards for the implementation of public and private
facilities and utilities such as streets, sewers, and drainage. The applicable standards are
addressed below:

Streets:
Improvements:
Section 18.810.030.A.1 states that streets within a development and streets adjacent shall be

improved in accordance with the TDC standards.

Section 18.810.030.A.2 states that any new street or additional street width planned as a
portion of an existing street shall be dedicated and improved in accordance with the TDC.

Minimum Rights-of-Way and Street Widths: Section 18.810.030E requires minimum rights-of-
way and street widths for streets adjacent to or within a development.

The development is adjacent to SW Oak Street, a collector within the Washington Square Regional
Center Planning District (Chapter 18.630). The Tigard Transportation System Plan requites a bike path.

Required improvements to SW Oak Street includes a 20-foot paved width, planter and a 12-foot wide
separated bike path

No streets within the development are proposed.



This standard is expected to be met.

Street Alignment and Connections:

Section 18.630.040 and 18.810.030.H.1 state that full street connections with spacing of no
mote than 530 feet between connections is requited. Exceptions can be made where
prevented by bartiers such as topography, railroads, freeways, pre-existing developments,
lease provisions, easements, covenants or other restrictions existing prior to May 1, 1995
which preclude street connections. A full street connection may also be exempted due to a
regulated water feature if regulations would not permit construction.

Additional street connections in this area are precluded by surrounding existing development.

Grades and Curves: Section 18.810.030.N states that grades shall not exceed ten percent on
arterials, 12% on collector streets, or 12% on any other street (except that local or residential
access streets may have segments with grades up to 15% for distances of no greater than 250
feet). Centerline radii of cutves shall be as determined by the City Engineer.

The existing grades along the Oak Street frontage are minimal. No grade changes are proposed.
This standard is met.

Traffic Study: Section 18.810.030.CC Requires a traffic study for development proposals
meeting certain ctitetia.

The application includes a May 8, 2014, traffic impact study and a September 16, 2014, Left-turn
Analysis prepared by Kittelson & Associates, Inc. assessing the traffic impact on the sutrounding
streets and recommending any required mitigation. The study recommended specific reconfiguration
improvements at the SW 90" Avenue approach to SW Oak Street. The Left-turn Analysis
concluded that a left-turn lane along Oak Street was unneeded.

This standard may be met by condition.

Block Designs - Section 18.810.040.A states that the length, width and shape of blocks shall be
designed with due regard to providing adequate building sites for the use contemplated,
consideration of needs for convenient access, circulation, control and safety of street traffic and
recognition of limitations and opportunities of topography.

Block Sizes: Section 18.810.040.B.1 states that the perimeter of blocks formed by streets shall
not exceed 2,000 feet measured along the right-of-way line except:

e Where street location is precluded by natural topography, wetlands or other bodies of water
ot, pre-existing development ot;
e For blocks adjacent to arterial streets, limited access highways, major collectots or

railroads.
e For non-residential blocks in which internal public citculation provides equivalent access.

Additional connections in this area are precluded by surrounding wetlands and existing
development.

Easements:

Section 18.810.050 states that easements for sewers, drainage, watet mains, electric lines, or
other public utilities shall be either dedicated or provided for in the deed restrictions, and
where a development is traversed by a watercourse or drainageway, there shall be provided a



stormwater easement or drainage right-of-way conforming substantially to the lines of the
watercoutse.

Section 18.810.050.B states that a property owner proposing a development shall make
arrangements with the city, the applicable district, and each utility franchise for the
provision and dedication of utility easements necessary to provide full services to the
development. The city’s standard width for mainline easements shall be 15 feet unless
otherwise specified by the utility company, applicable district, or city engineer.

The site is fully served by existing utilities. Applicant has stated that any requited easements for
utilities will be provided. This standard may be met by condition.

Sidewalks: Section 18.810.070.A requires that sidewalks be constructed to meet City design
standards along at least one side of private and industrial streets.

No streets are proposed. This standard is met.

Section 18.810.070.B states that if there is an existing sidewalk on the same side of the street
as the development within 300 feet in either direction, the sidewalk shall be extended from
the site to meet the existing sidewalk, subject to rough proportionality.

No additional sidewalks are required.
Bike lanes: Subsection 18.819.110A requites bike lanes where identified in the Tigard TSP.

The TSP identifies a multiple use path along Ash Creek. An easement for the path is required.
Easement documents must be approved ptior to construction, and final documents must be
approved and recorded ptior to occupancy.

Sanitary Sewers:

Sewers Required: Section 18.810.090.A requires that sanitary sewer be installed to setrve each
new development and to connect developments to existing mains in accordance with the
provisions set forth in Design and Construction Standards for Sanitary and Surface Water
Management (as adopted by Clean Water Services in 1996 and including any future revisions
or amendments) and the adopted policies of the comprehensive plan.

Sewer Plan approval: Section 18.810.090.B requires that the applicant obtain City Engineer
approval of all sanitaty sewer plans and proposed systems prior to issuance of development
permits involving sewer service.

Over-sizing: Section 18.810.090.C states that proposed sewet systems shall include
consideration of additional development within the area as projected by the Comptehensive
Plan.

Private sewer lines from the buildings will be extended to a public line in SW Oak Street. No public
sewers are proposed or required.

Storm Drainage:

General Provisions: Section 18.810.100.A requires developers to make adequate provisions
for storm water and flood water runoff.



The site will drain to catch basins in the parking lots and will be directed to private outfalls along the
wetland buffer at the south side of the site.

Accommodation of Upstteam Drainage: Section 18.810.100.C states that a culvert or other
drainage facility shall be large enough to accommodate potential runoff from its entire
upstream drainage area, whether inside or outside the development. The City Engineer
shall approve the necessary size of the facility, based on the provisions of Design and
Construction Standards for Sanitary and Surface Water Management (as adopted by Clean
Water Services in 2000 and including any future revisions or amendments).

A culvert crossing SW Oak Street currently conveys offsite runoff from the north. The culvert will
be replaced and extended as a public storm drain to the wetlands south of the site. .An easement will
be provided. These standards may be met by condition.

Effect on Downstream Drainage: Section 18.810.100.D states that where it is anticipated by
the City Engineer that the additional runoff resulting from the development will overload an
existing drainage facility, the Director and Engineer shall withhold approval of the
development until provisions have been made for improvement of the potential condition or
until provisions have been made for storage of additional runoff caused by the development
in accordance with the Design and Construction Standards for Sanitary and Surface Water
Management (as adopted by Clean Water Setvices in 2007 and including any future
revisions or amendments).

Site runoff will be directed to Ash Creek. This standard may be met by condition.

Storm Water Quality:

The City has agreed to enforce Surface Water Management (SWM) regulations established
by Clean Water Services (CWS) Design and Construction Standards (adopted by Resolution
and Order No. 07-20) which require the construction of on-site water quality facilities. The
facilities shall be designed in accordance with the CWS Design and Construction Standards
for Sanitary Sewer and Surface Water Management and shall be designed to remove 65
percent of the phosphorus contained in 100 percent of the storm water runoff generated
from newly created impervious surfaces. In addition, a maintenance plan shall be
submitted indicating the frequency and method to be used in keeping the facility
maintained through the year.

An underground water quality facility is proposed to treat onsite runoff. Swales in a planter will be
used to treat runoff from SW Oak Street. This standard may be met by condition.

In 1997, Clean Water Services (CWS) completed a basin study of Fanno Creek and adopted
the Fanno Creek Watershed Management Plan. Section V of that plan includes a
recommendation that local governments institute a stormwater detention/effective
impetvious area reduction program resulting in no net increase in storm peak flows up to
the 25-year event. The City will require that all new developments resulting in an increase
of impervious surfaces of more than 1,000 square feet provide onsite detention facilities,
unless the development is located adjacent to Fanno Creek. For those developments
adjacent to Fanno Creek, the storm water runoff will be permitted to discharge without
detention, but a fee-in-lieu would be required.

The applicant’s engineer has submitted preliminary detention calculations for an underground
system. This standard may be met by condition.



Utilities:

Section 18.810.120 states that all utility lines, but not limited to those required for electric,
communication, lighting and cable television services and related facilities shall be placed
undetground, except for surface mounted transformers, surface mounted connection boxes
and meter cabinets which may be placed above ground, temporary utility setvice facilities
during construction, high capacity electric lines operating at 50,000 volts ot above, and:

e The developer shall make all necessary arrangements with the setving utility to provide
the undetground services;

o The City reserves the right to approve location of all sutface mounted facilities;

e All underground utilities, including sanitary sewers and storm drains installed in streets
by the developer, shall be constructed prior to the surfacing of the streets; and

e Stubs for setvice connections shall be long enough to avoid disturbing the street
improvements when service connections are made.

Exception to Under-Grounding Requirement: Section 18.810.120.C states that a developer
shall pay a fee in-lieu of under-grounding costs when the development is proposed to take
place on a street where existing utilities which are not undetground will serve the
development and the approval authority determines that the cost and technical difficulty of
under-grounding the utilities outweighs the benefit of under-grounding in conjunction with
the development. The determination shall be on a case-by-case basis. The most common,
but not the only, such situation is a short frontage development for which under-grounding
would result in the placement of additional poles, rather than the removal of above-ground
utilities facilities. An applicant for a development which is setrved by utilities which are not
undetground and which are located across a public right-of-way from the applicant’s
property shall pay a fee in-lieu of under-grounding.

There are existing ovethead utility lines along SW Oak Street across the street from the
development. Therefore, a fee in-lieu of $35 per frontage front is required and must be paid ptior to
final inspection. Submit a determination of the frontage length for approval before issuance of
building permits

Fire and Life Safety:
The applicant shall provide approval from Tualatin Valley Fire & Rescue (TVF&R) for access and

hydrant location prior to any work on site.

Public Water System:

Tualatin Valley Water Disttict (TVWD) provides service in this area. The application includes 2
service provider letter from TVWD stating that adequate capacity is available to provide setvice to
the proposed development.

Prior to any work on site the applicant shall provide documented approval from the Tualatin Valley
Water District (TVWD) of the design of water service to the site. TVWD approval of construction
shall be obtained prior to final inspection.

Grading and Erosion Control:
CWS Design and Construction Standards also regulate erosion conttol to reduce the amount

of sediment and other pollutants reaching the public storm and surface water system
resulting from development, construction, grading, excavating, clearing, and any other
activity which accelerates erosion. Per CWS regulations, the applicant is required to submit
an erosion control plan for City review and approval prior to issuance of City permits.



The applicant shall meet the requirements of the Federal Clean Water Act regarding
National Pollutant Discharge Elimination System (NPDES) erosion control permits that
may be needed for this project.

The applicant shall follow all applicable requirements regarding erosion control, patticularly those of
the Federal Clean Water Act, State of Oregon, Clean Water Services, and City of Tigard including
obtaining and abiding by the conditions of NPDES 1200-C or 1200-C-N permits as applicable. .

Site Permit Required:
The applicant is required to obtain a Site Permit from the Building Division to cover all on-site

ptivate utility installations (watet, sewet, storm, etc.) and driveway construction. This permit shall be
obtained prior to any work on site and prior to issuance of the building permit.

Address Assignments:
The City of Tigard is responsible for assigning addresses for parcels within the City of Tigard. An

addressing fee in the amount of $50.00 per address shall be assessed. This fee shall be paid to the
City priot to the issuance of building permits.

For multi-tenant buildings, one address number is assigned to the building and then all tenant spaces
are given suite numbers. The City is responsible for assigning the main address and suite numbers.
This information is needed so that building permits for tenant improvements can be adequately
tracked in the City’s permit tracking system. Based upon the information provided by the applicant,
this building will be 2 multi-tenant building. Prior to issuance of the site permit, the applicant shall
provide a suite layout map so suite numbers can be assigned. The addressing fee will then be
calculated based upon the number of suites that must be addressed. In multi-level structures,
ground level suites shall have numbers preceded by a “1”, second level suites shall have numbers
preceded by a “2”, etc.

Sensitive L.ands (Section 18.775.070)

Section 18.775.070.B.2 requires that land form alterations shall presetve or enhance the
floodplain storage function and maintenance of the zero-foot rise floodway shall not result
in any encroachments, including fill, new construction, substantial improvements and other
development unless certified by a registered professional engineer that the encroachment
will not result in any increase in flood levels during the base flood discharge.

The applicant has submitted a zero-rise analysis showing that the proposed development will not
cause an increase in the 100-year water surface elevation of Ash Creek. This requitement is met.

Section 18.775.070.B.3 requires that land form alterations ot developments within the 100-
year floodplain shall be allowed only in areas designated as commercial or industrial on the
comptrehensive plan land use map.

Proposed land form alterations are confined to portions of the site designated as MUE-1.

Section 18.775.070.B.4 requires that where a land form alteration or development is
permitted to occur within the floodplain it will not result in any increase in the watet surface
elevation of the 100-year flood;

The applicant has submitted a zero-rise analysis showing that the proposed development will not
cause an increase in the 100-year water surface elevation of Ash Creek. This requitement is met.



Section 18.775.070.B.5 requites that land form alteration or development plan includes a
pedesttian/bicycle pathway in accordance with the adopted pedestrian/bicycle pathway
plan.

Dedication of a public pedesttian easement is proposed. Since there are no current plans for a
pathway, an easement will be required over the entirety of the floodplain. An approved easement
agreement is required before beginning work and must be recorded before final inspection.

Section 18.775.070.B.7 requires that the necessary U.S. Army Corps of Engineers and State of
Oregon Land Board, Division of State Lands, and CWS permits and approvals shall be
obtained;

The applicant has submitted applications for these permits. Approved permits will be required
before beginning any work

Section 18.775.070.B.8 requires that where land form alterations and/or development are
allowed within and adjacent to the 100-year floodplain, the City shall require the
consideration of dedication of sufficient open land area within and adjacent to the
floodplain in accordance with the comprehensive plan. This area shall include portions of a
suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain
in accordance with the adopted pedestrian/bicycle pathway plan.

A public pedestrian easement for the Washington Square Regional Central Trail is proposed. .

Section 18.775.070.D.2 requires that the extent and nature of the proposed land form
alteration or development in a drainageway will not create site disturbances to the extent
greater than that required for the use.

The disturbance will be limited to that required to replace the portion of the drainageway along
the western side of the site with a public with a public storm drain. This requirement is expected
to be met.

Section 18.775.070.D.3 requires that he proposed land form alteration or development within
the drainageway will not result in erosion, stream sedimentation, ground instability, ot other
adverse on-site and off-site effects or hazards to life or property.

Relocating the drainageway to a storm drain and providing an adequate outfall is expected to
prevent these adverse effects.

Section 18.775.070.D.4 requires that the water flow capacity of the drainageway is not
dectreased.

The storm drain receiving the flow from the drainageway will have adequate capacity. This
requirement will be met.

Section 18.775.070.D.5 whete natural vegetation has been removed due to land form
alteration or development, the areas not covered by structures ot impetvious sutfaces will be
replanted to prevent erosion in accordance with Chapter 18.745, Landscaping and
Screening.

Restoration will be required at the southern end of the drainageway. This work is expected to be
required by the permits of other agencies.



Section 18.775.070.D.6 requires that the drainageway will be replaced by a public facility of
adequate size to accommodate maximum flow in accordance with the adopted 1981 Master
Drainage Plan.

The public storm drain replacing the drainageway will be sized to have the required capacity.

Section 18.775.070.D.7 requires that the necessary U.S. Atmy Cotps of Engineers and State
of Oregon Land Board, Division of State Lands and CWS approvals shall be obtained for
work within a drainageway.

U.S Army Corps of Engineers, Division of State Lands and CW'S permit applications have been
submitted. Approved permits will be required before any work begins.

Section 18.775.070.D.8 requires that where land form alterations and/or development are
allowed within and adjacent to the 100-year floodplain, the City shall require the
consideration of dedication of sufficient open land area within and adjacent to the
floodplain in accordance with the Comprehensive Plan,

A public pedestrian easement for the Washington Square Regional Central Trail is proposed. .

Recommendations:

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO ANY WORK
ON SITE:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for teview and approval:

Prior to any wotk on site, a Public Facility Improvement (PFI) permit is required for this
project to cover street improvements, public utility issues, and any other work in the public
right-of-way. Six (6) sets of detailed public improvement plans shall be submitted for review to
the Engineering Department. The PFI permit plan submittal shall include the exact legal
name, address and telephone number of the individual or corporate entity who will be
designated as the “Permittee”, and who will provide the financial assurance for the public
improvements. Failure to provide accurate information to the Engineering Department will
delay processing of project documents.

Prior to any work on site, the applicant shall obtain all permits and setvice provider letters
necessary from all appropriate agencies (such as Washington County, Clean Water Setvices, and
the Oregon Division of State Lands) for all work to be done on site.

Prior to any work on site, the applicant shall obtain approval from the City Engineer for the
street design which is anticipated to include a 20-foot paved half width plus an 8-foot planter
and 12-foot sidewalk in a 40-foot right-of-way half width.

Prior to any wotk on site, the applicant shall obtain approval from the City Engineer of an
design access report.

Prior to any work on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for the final design of the sanitary sewer system to serve the site
and any downstream impacts.



Prior to any work on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for the final design of the storm drainage system to serve the site
and any downstream impacts.

Priot to any wotk on site the applicant shall obtain city and CWS approval of the complete
design of the stormwater detention facilities and maintenance plans for them, inclhuding
maintenance tequitements and provisions for any treatments used.

Prior to any wotk on site, the applicant shall obtain approval from the City Engineer and
other appropriate agencies for an easement over the entirety of the undeveloped area along
Ash Creek for the construction, operation and maintenance of a multiple use path.

Prior to any work on site, the applicant shall provide documented approval from the
Tualatin Valley Water District (VWD) of the design of water service to the site.

Prior to any wotk on site, the applicant shall provide approval from Tualatin Valley Fire &
Rescue (TVF&R) for the planned access and hydrant location.

Prior to any ground disturbance on the site, the applicant shall obtain an erosion control permit
issued by the City of Tigard pursuant to ORS 468.740 and the Federal Clean Water Act.

An erosion control plan shall be provided as part of the Public Facility Improvement (PFI)
permit drawings. The plan shall conform to the "Erosion Prevention and Sediment Control
Design and Planning Manual, February 2003 edition (and any subsequent versions or updates).”

Prior to any work on site, the applicant shall provide an approved easement agreement for
the construction, operation and maintenance of a public path across the entirety of the site
floodplain.

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO ISSUANCE OF
A BUILDING PERMIT:

Submit to the Engineering Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for review and apptoval:

Priort to issuance of building permits, the applicant shall obtain all permits and service provider
letters necessaty from all approptiate agencies (such as Washington County, Tualatin Valley
Water Department and Clean Water Services) for all work to be done on site.

Prior to issuance of building permits, the applicant shall obtain approval from Tualatin Valley
Fire and Rescue.

Prior to issuance of building permits, the applicant shall obtain city and CWS approval of
plans fot the construction of the stormwater treatment facilities.

THE FOLLOWING CONDITIONS SHALL BE SATISFIED PRIOR TO FINAL
INSPECTION:

Submit to the Engineeting Department (Greg Berry, 503-718-2468 or greg@tigard-or.gov)
for review and approval:



Prior to final inspection, all elements of the proposed infrastructure (such as transportation,
sanitary sewer, storm drainage, water, etc.) shall be in place and operational with accepted
maintenance plans. The developer’s engineer shall provide written certification that all
improvements, workmanship and materials are in accord with current and standard
engineeting and construction practices, and ate of high grade, prior to city acceptance of the
development’s improvements or any portion thereof for operation and maintenance.

Prior to final inspection, the applicant shall obtain city approval of complete construction of
the transportation infrastructure, which is anticipated to include a 20-foot paved half width
plus an 8-foot planter with trees, lights, underground utilities and 12-foot sidewalk in a 40-
foot tight-of-way half width.

Prior to final inspection, the applicant shall obtain approval from the City Engineer and
othet approptiate agencies of the construction of the sanitary sewer system to serve the site
and mitigation of any downstream impacts.

Prior to final inspection, the applicant shall obtain city and CWS approval of the complete
construction of the stormwater treatment facilities and maintenance plans.

Prior to final inspection, the applicant shall obtain city approval of the complete
construction of the ptoposed driveways. The applicant’s engineer shall submit a final access
repott to City engineering staff which verifies design of driveways and streets to be used by
site traffic are safe by meeting adequate stacking needs, sight distance and deceleration
standatds as set by the City and AASHTO.

Prior to final inspection, the applicant shall provide approval from Tualatin Valley Fire &
Rescue (TVF&R) for access and hydrant location and any necessary construction prior to
final inspection.

Prior to final inspection, the applicant shall record the approved easement agreement for the

construction, operation and maintenance of a public path across the entirety of the site
floodplain.
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EXHIBITB

www.tvfr.com

Tualatin Valley
Fire & Rescue

December 3, 2014

City of Tigard
13125 SW Hall Bivd
Tigard OR 97223

Re: A + O Apartments Planned Development

Thank you for the opportunity to review the proposed site plan surrounding the above named development
project. Tualatin Valley Fire & Rescue endorses this proposal predicated on the following criteria and conditions
of approval:

1) NO PARKING SIGNS: Where fire apparatus roadways are not of sufficient width to accommodate parked
vehicles and 20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both
sides of the roadway and in turnarounds as needed. Roads 26 feet wide or less shall be posted on both
sides as a fire lane. Roads more than 26 feet wide to 32 feet wide shall be posted on one side as a fire
lane. Signs shall read “NO PARKING - FIRE LANE" and shall be installed with a clear space above grade
level of 7 feet. Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white
reflective background. (OFC D103.6)

2) SURFACE AND LOAD CAPACITIES: Fire apparatus access roads shall be of an all-weather surface that
is easily distinguishable from the surrounding area and is capable of supporting not less than 12,500 pounds
point load (wheel load) and 60,000 pounds live load (gross vehicle weight). You may need to provide
documentation from a registered engineer that the design will be capable of supporting such loading. (OFC
D102.1)

3) PAINTED CURBS: Where required, fire apparatus access roadway curbs shall be painted red and marked
“NO PARKING FIRE LANE" at approved intervals. Lettering shall have a stroke of not less than one inch
wide by six inches high. Lettering shall be white on red background. (OFC 503.3)

4) COMMERCIAL BUILDINGS - REQUIRED FIRE FLOW: The required fire flow for the building shall not

exceed 3,000 gallons per minute (GPM) or the available GPM in the water delivery system at 20 psi,
whichever is less as calculated using IFC, Appendix B. A worksheet for calculating the required fire flow is
available from the Fire Marshal's Office. (OFC B105.3) Please provide a current fire flow test of the
nearest fire hydrant demonstrating available flow at 20 psi residual pressure as well as fire flow
calculation worksheets. Please forward copies to both TVF&R as well as your water purveyor. Fire
flow calculation worksheets as well as instructions are available on our web site at www.tvfr.com.

5) FIRE HYDRANT NUMBER AND DISTRIBUTION: The minimum number and distribution of fire hydrants
available to a building shall not be less than that listed in Appendix C, Table C 105.1. Determine number of
hydrants required from fire flow calculations and distribute to meet minimum distance and spacing
requirements. An additional hydrant may need to be installed on SW 95" to meet this requirement.

Considerations for placing fire hydrants may be as follows:

North Operating Center Command & Business Operations Center South Operating Center Training Center

20665 SW Blanton Street and Central Operating Center 7401 SW Washo Court 12400 SW Tonquin Road
Aloha, Oregon 97007-1042 11945 SW 70" Avenue Tualatin, Oregon 97062-8350 Sherwood, Oregon 97140-9734
503-259-1400 Tigard, Oregon 97223-9196 503-259-1500 503-259-1600

503-649-8577



www.tvfr.com

Tualatin Valley
Fire & Rescue

o Existing hydrants in the area may be used to meet the required number of hydrants as approved.
Hydrants that are up to 600 feet away from the nearest point of a subject building that is protected
with fire sprinklers may contribute to the required number of hydrants.

e Hydrants that are separated from the subject building by divided highways or freeways shall not
contribute to the required number of hydrants. Heavily traveled collector streets only as approved
by the fire code official.

6) PRIVATE FIRE HYDRANTS: To distinguish private fire hydrants from public fire hydrants, private fire
hydrants shall be painted red. (OFC 507.2.1, NFPA 24 & 291)

7) REFLECTIVE HYDRANT MARKERS: Fire hydrant locations shall be identified by the installation of
reflective markers. The markers shall be blue. They shall be located adjacent and to the side of the
centerline of the access road way that the fire hydrant is located on. In case that there is no center line,
then assume a centerline, and place the reflectors accordingly. (OFC 510.1)

8) PHYSICAL PROTECTION: Where fire hydrants are subject to impact by a motor vehicle, guard posts,
bollards or other approved means of protection shall be provided. (OFC 507.5.6)

9) CLEAR SPACE AROUND FIRE HYDRANTS: A 3 foot clear space shall be provided around the
circumference of fire hydrants. (OFC 507.5.5)

10) ACCESS AND FIRE FIGHTING WATER SUPPLY DURING CONSTRUCTION: Approved fire apparatus
access roadways and fire fighting water supplies shall be installed and operational prior to any combustible
construction or storage of combustible materials on the site. (OFC 1410.1 & 1412.1)

11) KNOX BOX: A Knox Box for building access is required for this building. Please contact the Fire Marshal's
Office for an order form and instructions regarding installation and placement. (OFC 506.1)

12) PREMISES IDENTIFICATION: Buildings shall have approved address numbers, building numbers or
approved building identification placed in a position that is plainly legible and visible from the street or road
fronting the property. These numbers shall contrast with their background. Address numbers shall be
Arabic numerals or alphabet numbers. Numbers shall be a minimum of 4 inches high with a ¥ inch stroke.

(OFC 505.1)

13) FIRE DEPARTMENT ACCESS TO EQUIPMENT: Fire protection equipment shall be identified in an
approved manner. Rooms containing controls for HVAC, fire sprinklers risers and valves or other fire
detection, suppression or control features shall be identified with approved signs. (OFC 509.1)

ADDITIONAL COMMENTS: The above listed criteria are preliminary potential applicable conditions
that MAY apply to this project.

If you have questions or need further clarification, please feel free to contact me at 503-259-1504.

Sincerely,

ot 20ty

John Wolff
Deputy Fire Marshal

Copy: TVF&R Flle
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EXHIBIT C

Ad

December 4, 2014

Gary Pagenstecher
Associate Planner
13125 SW Hall Blvd.
Tigard, OR 97223

RE: Case File Number, CPA 2014-2

Thank you for the opportunity to comment on the proposed development on SW Oak St. TriMet
Bus Lines 76 & 78 serve the area with a bus stops located on SW Greenburg Rd at Washington
Square Rd. These stops sec an average of 80 people boarding and alighting on weekdays. In
addition 4 lifts of riders in mobility devices occur on an average month at this location. Activity
may increase with development.

TriMet is interested in maintaining this stop and hopes to safely encourage ridership through
supportive development. The purpose of our recommendations is to minimize traffic irapacts of
new development and maximize ridership by encouraging patterns that arc transit, bicycle, and
pedestrian supportive.

TRIMET STAFF RECOMMENDATIONS

Ensure sidewalk connectivity: Presently the south side of Oak Street has gaps in the sidewalk
infrastructure. Developer should ensure that there is a safe and comfortable pathway to walk to
Greenburg Rd from the new development.

Consider sidewalk lighting: The nature of the streetscape is conducive to shadows. Proper
lighting will ensure new residents feel comfortable walking to and from the bus.

Consider negotiating an easement with the owner of the property at 10250 SW Greenburg
Rd for the purpose of a shelter: Shelter from the elements can make taking iransit much more
palatable. There is not sufficient public right-of-way for a shelter. This is the property adjacent
to the bus stop where residents of this development would most likely board. If an easement
were t0 be obtained and a 5* deep by 20° wide concrete pad were placed behind the right-of-way,
TriMet could place and maintain a shelier for residerits wishing to take the bus.

Again, thank you for your time and consideration. If you have any questions, please contact me
at 503-962-6478.

__._w,_..__hSinQ%rgly- N
Grant O’Connell, Planner II

Transit Development
Capital Projects

Tri-Couniy Metropolitan Transportation District of Oregon
1800 SW 1st Avesriue, Suite 20C, Portland, Oregun 97201 o 503-238-RIDE {7433) » 1TV 7-3-1 » trimetong
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Planned Development Concept Plan

11.17 acre property

Approximately 4.44 acre development site
Approximately 0.50 acre wetland fill
Approximately 6.80 acre wetlands/open space
Multi-family buildings, 4 story

210-225 dwelling units total

Density target 50-55 dwelling units/acre

Pool and other recreation opportunities
Enhanced wetland meadow

Future trail easement to Ash Creek trail or boardwalk
Oak Street frontage improvement
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Ash Creek

Oak Street
frontage
improvement

wetland buffer boundary

wetland/buffer fill
extent of grading

To

Original site area 11.17 acres
Right of way dedication  0.32 acres
Net site 10.85 acres
Existing wetlands 6.62 acres
Proposed wetlands fill  0.42 acres
Preserved wetlands 6.20 acres
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i 1120 NW Couch Street ® +1.503.727.2000
PERKI NS COIe 10th Floor e (7] er],5[]3.727.2222

Portland, OR 97209-4128 perkinscoie.com

February 10, 2015 Steven L. Pfeiffer
’ SPfeiffer@perkinscoie.com

D. (503)727-2261
F. (503) 346-2261

VIA EMAIL

Mayor John L. Cook and Tigard City Council
Tigard Civic Center - City Hall

13125 SW Hall Blvd

Tigard, OR 97223

Re: Land Use Applications for A + O Apartments
City Case Nos. CPA 2014-00002/PDR 2014-00003/SDR 2014-00004/SLR 2014-
00002
Applicant’s First Open Record Period Submittal

Dear Mayor Cook and Members of the Tigard City Council:

This office represents DBG Oak Street, LLC (“DBG”), the applicant requesting approval
of the land use applications for the A + O Apartments on SW Oak Street (City Case Nos.
CPA 2014-00002/PDR 2014-00003/SDR 2014-00004/SLR 2014-00002)
(“Applications™). This letter constitutes a portion of DBG’s submittal during the first
open record period, ending on February 10, 2015 at S5pm. Please consider this letter,
together with the additional submittals from DBG’s consultants, before making a final
decision on the Applications.

This letter responds to specific legal allegations raised in written submittals by Dorothy
Cofield. For the reasons explained below, the City Council should reject such allegations
and support the Planning Commission’s decision of approval.

1. DBG is not required to develop mixed uses within the development in order
to meet the intent of the MUE-1 zoning district.

A portion of the Property is zoned MUE-1. The MUE-1 zone applies to mixed-use
employment areas and allows a variety of uses:

“The MUE-1 and MUE-2 zoning district is designed to apply to areas
where employment uses such as office, research and development and light
manufacturing are concentrated. Commercial and retail support uses are
allowed but are limited, and residential uses are permitted which are
compatible with employment character of the area.”

116512-0001/LEGAL124993460.2
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Mayor John Cook and Tigard City Council
February 10, 2015
Page 2

Tigard Community Development Code (“TCDC”) 18.520.020.G. Household Living and
Multifamily Units are permitted by right in the MUE-1 zone, subject to compliance with
the requirements of the Washington Square Regional Center Plan. TCDC Table
18.520.1.

Although opponents contend that the City Council should deny the Applications because
the proposed development does not include mixed uses, opponents’ contention lacks legal
or policy merit. As Community Development staff correctly notes, nothing in the TCDC
mandates that each development within the MUE-1 zone incorporate multiple use types
or otherwise not be limited to a single use category. Further, no aspect of the TCDC
prohibits development of multi-family residential uses that are not accompanied by other
uses.

As noted, staff concurs with this conclusion and has further opined that the proposed
development of the A + O Apartments is consistent with the intent of the zoning district
because it creates horizontally mixed uses with commercial uses to the north in Lincoln
Center. See February 3, 2015 staff memo, response to #23.

Therefore, the City Council should reject the opponents’ contention on this issue.

2. The City Council can find that DBG has conducted an adequate analysis of
alternative sites to justify approval of the plan amendment.

TCDC 18.775.130.A.3. requires that, in order to approve the plan amendment removing
Goal 5 protection from a portion of the wetlands on the subject property, the City Council
must find that there are no other sites within the Tigard Planning Area that can meet the
specific needs of the proposed use.

DBG’s consultant Otak has conducted a detailed analysis that meets the requirements of
this code provision, first identifying the specific needs of the proposed use and then
analyzing sites to determine that no other properties meet the specific needs of the use
without requiring a plan amendment. See January 22, 2015 Otak memo at pp. 5-6.

Although opponents contend that it is “hard to believe that there is no other vacant land in
the TPA that does not need to use a significant Goal 5 wetland to build these apartments,”
January 5, 2015 Cofield Letter at p. 2, this contention is nothing more than speculation.
Opponents do not specifically challenge DBG’s analysis of the sites it has identified, and
opponents do not identify alternative sites that they contend could meet DBG’s criteria

116512-0001/LEGAL124993460.2
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Mayor John Cook and Tigard City Council
February 10, 2015
Page 3

without requiring a plan amendment. Therefore, the City Council should deny
opponents’ contentions on this issue.

3. The City Engineer has not committed any procedural error in approving an
exception to the street standards for SW Oak Street.

TCDC 18.350.070.C.8 authorizes the City Engineer to grant an exception to street and
utility standards within the context of a Detailed Development Plan if specific criteria are
met. In this case, DBG requested approval of an exception to allow a substandard width
minor collector street in order to eliminate the center left-turn lane of SW Oak Street.
The City Engineer approved a modified version of the exception requested by DBG. See
Staff Report at pp. 25-26.

Although opponents contend that the City Engineer’s approval of the modified street
exception constitutes an improper legislative action that can only be approved through a
separate process, their characterization of the City Engineer’s decision is legally
inaccurate. Legislative actions “involve the creation, revision, or large-scale
implementation of public policy.” TCDC 18.390.020.B.4. The City Engineer’s action
did not amend the City’s adopted street standards for all minor collectors or adopt a new,
wide-ranging policy. Rather, the City Engineer reviewed the specific request for a street
exception submitted by DBG as part of its Detailed Development Plan and approved a
modified exception pursuant to a specific process authorized by the TCDC. As a result,
the City Engineer’s action was not a legislative action that required a separate process but
was expressly authorized by TCDC 18.350.070.C.8. Further, it was subject to notice and
multiple public hearings. Opponents do not contend that the approved street exception is
inconsistent with any of the approval criteria of TCDC 18.350.070.C.8.

Therefore, the City Council should deny opponents’ contention on this issue.

4. The City’s rough proportionality analysis is valid and does not require
additional exactions.

In order to impose a condition requiring dedication of real property or payment of money
for transportation improvements as a condition of land use permit approval, a local
government must demonstrate that: (1) there is an essential nexus between the mitigation
measures and the government’s interest; and (2) the scope of the mitigation measures is
roughly proportional to the projected impact of the development. Nollan v. California
Coastal Commission, 483 US 825, 107 SCt 3141, 97 LEd2d 677 (1987); Dolan v. City of

116512-0001/LEGAL124993460.2
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Mayor John Cook and Tigard City Council
February 10, 2015
Page 4

Tigard, 512 US 374, 114 SCt 2309, 129 LEd2d 304 (1994). City staff determined that
requiring DBG to complete off-site reconfiguration improvements and to pay
approximately $1.1 million in Transportation Development Tax (“TDT”) assessments
would be consistent with the requirements of Nollan and Dolan because it would not
charge DBG a greater amount than the projected impact of the development. See staff
report at p. 50.

Although opponents contend that the City’s decision is not roughly proportional because
it would charge DBG less than the projected impact of the projected development, the
contention is without legal merit. Nollan and Dolan protect the constitutional rights of a
land use applicant by imposing a cap on the type and extent of exactions that a local
government can seek when reviewing a land use application. However, Nollan and
Dolan do not limit a local government’s ability to charge less than the full impacts of a
proposed development.

Two additional points warrant discussion on this issue. First, as explained in the traffic
analyses from Kittelson & Associates, Inc. dated May 8, 2014 and September 16, 2014,
the development only triggers the need for reconfiguration improvements at the SW 9™
Avenue approach to SW Oak Street. City Engineering staff concurred with this report.
See November 24, 2014 memo from Greg Berry. Based upon these reports, there is no
basis to require that DBG complete additional off-site mitigation measures in order to
develop the project. Second, the City’s analysis assumed that the City would collect
TDT’s at the applicable standard rate. To the extent that opponents are contending that
the City should impose higher TDT’s on the project, there is no basis in the TDT
ordinance to do so; rather, it will require a legislative amendment in order to do so.

5. There is no basis for the City Council to deny the Applications because SW
Oak Street does not meet the aspirational requests of Tualatin Valley Fire &
Rescue (“TVFR?”).

In this case, TVFR requested that “No Parking” signs be posted on roads that are 26 feet
or less in width., On the basis of this comment, opponents contend that the City cannot
approve parking on both sides of SW Oak Street, which is proposed to have 26 feet of
pavement width. However, as Community Development staff notes in its memorandum
dated February 3, 2015, the proposed parking complies with established City standards
for SW Oak; and the Engineering Division has approved the proposed street
improvements as modified. These standards, along with adopted City exception review

116512-0001/LEGAL124993460.2
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Mayor John Cook and Tigard City Council
February 10, 2015
Page 5

provisions, control for purposes of the Council’s review; and the aspirations of TVFR,
while not controlling, were considered by staff.

For the foregoing reasons, and based upon argument and evidence in the record, the City
Council should deny the opponents’ contentions and affirm the Commission’s approval
and approve the Applications as modified, subject to proposed staff conditions of
approval.

I have asked staff to place a copy of this letter before you and in the official record for
this matter. DBG reserves the right to submit additional argument and evidence in
accordance with the open record period established by the City and ORS 197.763. Thank
you for your consideration of the points in this letter.

Very truly yours,

Steven T:%feiffer

SLP:crl

cc:  Gary Pagenstecher (via email)
Dan Olsen (via email)
Jerry Offer (via email)
Client (via email)
Seth King (via email)

116512-0001/LEGAL124993460.2
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Memorandum

To: Mayor John Cook and Tigard City Councilors
From: Jerry Offer, Otak Senior Planner
808 SW 3% Avenue . . )
Suite 300 Cop|es: Skip Grodahl (DBG Oak Street, LLC — applicant),
Portland, OR 97204 Nawzad Othman (representing Orland Ltd. —
Phone (503) 287-6825 owner); Gary Pagenstecher, Tigard Planning Dept.
Fax (503) 415-2304
Date: February 10, 2015
Subject: A+O Apartments — Conditions of Approval

Project No.: 17044

In response to comments and concerns raised by the City Council at the ptior heatings, and also in
response to observations made during a site visit made with City staff members on February 5" to
view the existing road and sidewalk improvements, the A+O Apartments project team would like to
request modifications to two of the staff recommended conditions of approval related to pedesttian
safety, transit facilities, and the SW Lincoln Street extension right-of-way. We have addressed our
concerns with these conditions of approval at the prior Planning Commission and City Council
hearings on this matter, but recent observations have led us to the current refined request for
modification of these conditions as stated in this memo.

The December 8, 2014 staff report to the Planning Commission included as a recommended
condition of approval that the applicant submit a walkability and ridership audit that promotes
walkability and transit ridership, including measures recommended in a TriMet letter regarding the
application — most notably a request for continuous improved pedestrian connection between the
proposed development site and an existing TriMet bus stop on SW Greenburg Road in front of the
Lincoln Center. The TriMet letter (attached) provides ridership information on TriMet bus routes
76 and 78 which serve the transit stops on SW Greenburg Road. The letter reports that these stops
see an average of 80 people boarding and alighting on weekdays. At the February 3, 2015 meeting, I
reported to you that routes 76 and 78 basically provide transit service to the subject area from
roughly 6 AM to midnight seven days a week. The schedules for these transit routes are included in
the Impact Assessment Report included in Section VI-F of the application narrative. Beyond the
information provided above and in our application narrative, we are unaware what additional transit
ridership information could be developed that would be pertinent to this request.

In addition, City staff presented a Safe Routes to Schools aetial photo/map which illustrates the
state of sidewalks and pathways in the area surrounding Metzger School, and thus the subject site.
We showed this map as part of our PowerPoint presentation at the February 3, 2015 City Council
meeting. We are not sure what additional information could be added to this map to provide
additional walkability information.

L:\Project\17000\ 17044\ Admin\ Corresp \ Conditions7and8memo0210155.doc



City of Tigard City Council Page 2
A+O Apartments — Conditions of Approval February 10, 2015

For the reasons provided in the above paragraphs, we believe that sufficient walkability and transit
ridership information is already in the record for this application such that a new audit of walkability
and ridership is not needed, and this portion of recommended condition of approval 7 can be
deleted.

Next, a condition of approval No. 7 secks to have improvements made to the transportation
network to improve walkability and transit ridership. To that end, the A+O project has proposed to
make several enhancements to the public sidewalk/pathway system which will improve vehicular
and pedestrian safety in the area, and will enhance walkability and ridership. The proposed
improvements include the following:

*  DBG Oak Street, LLC is already proposed to dedicate right-of-way and construct half-
street improvements including a multi-purpose walkway across the subject development
site’s SW Oak Street frontage;

¢ DBG Oak Street, LLC has already proposed to realign the existing SW 90" Avenue
intersection with SW Oak Street and construct necessary road improvements. (See
attached plan from Kelly Lausten and Chris Brehmar, PE, of Kittelson and Associates
with details on the proposed realignment);

e Otrland, Ltd. has proposed to provide an easement for the SW Lincoln pathway (See
January 6, 2015 letter from Nawzad Othman, attached);

e DBG Oak Street, LLC has proposed to construct minimum 10-foot wide pathway
connecting from SW Oak Street to the current southern end of SW Lincoln Street.
Sidewalks and streetlights are present at either end of the proposed path. (See January 6,
2015 letter from Nawzad Othman, attached);

e DBG Oak Street, LLC has previously proposed to construct a minimum 5-foot paved
pathway within the existing SW Oak Street right-of-way between the SW 90th/Oak
Street intersections to connect with the existing public sidewalk on SW Oak Street
located south of Lincoln Center. (See the attached memo and preliminary plan from
Mike Peebles, PE). The project team and City staff visited the segment of SW Oak Street
where this pathway improvement is to be constructed in order to confirm the feasibility
of such a pathway and to discuss design considerations;

e DBG Oak Street, LLC will continue to facilitate obtaining a transit shelter easement in
front of the Lincoln Center as I discussed with the City Council at the February 3, 2015
hearing (see attached memo from Jerry Offer to the City Council reporting on
negotiations amongst the parties);

¢ DBG Oak Street, LLC is proposing to construct a raised pedestrian crossing/speed table
on SW 90th Avenue at the existing Oak Way crosswalk. The project team and City staff
visited the segment of SW 90™ Avenue where this improvement is to be constructed in
order to confirm the feasibility of such an improvement and to discuss design
considerations. (See attached plan from Kelly Laustsen and Chris Brehmer PE, of
Kittelson and Associates).

In addition, the property owner for the A+O Apartments site is willing to accept a revised
recommended condition of approval No. 8 as has been recommended to the City Council in a

L:\Project\17000\17044\ Admin\ Corresp\ Conditions7and8memo0210155.doc



City of Tigard City Council Page 3
A+O Apartments — Conditions of Approval February 10, 2015

separate memo by Ryan O’Brien of Emerio Design representing Dr. Gene Davis. The
recommended condition of approval will guarantee that Orland, LLC, will dedicate full right-of-way
for a connection of SW Lincoln Street to SW Oak Street at the time that such a connection is
deemed necessary as a result of future land development. Orland, LLC, agrees to dedicate the right-
of-way upon payment of compensation at the fair market value of the land as determined by an
appraisal of the land. The benefiting development, which is conditioned to construct the roadway
improvement, would then be required to compensate Orland LLC for the value of the right-of- way.
Our proposed revisions to Mr. O’Brien’s recommended condition of approval basically cleans up
some of the language in the condition, and also includes a statement that “the developet(s) of
property that triggers the need for dedication of the right-of-way will be required to compensate the
owner of tax lots 3300 and 3302 for the fair market value of the right-of-way dedicated, and such
developer(s) shall be responsible for improving this segment of SW Lincoln Street as required by the
City.” This concept regarding payment for the right-of-way value is included in the text of Mr.
O’Brien’s memorandum but was not included in his recommended condition of approval.

Together, these right-of-way dedications, pathway easement dedications, easements to TriMet,
sidewalk and pathway improvements, and the raised crosswalk on SW 90" Avenue will provide
continuous off-street pedestrian access to Metzger School; to the transit stop on SW Greenburg
Road (and hopefully to a transit waiting shelter at the northbound transit stop); and to the
intersection of SW Hall Boulevard and SW Locust Street. These improvements would address
existing sight distance limitations at the SW 90™ Avenue/SW Oak Street intersection and will
improve intersection operations for pedestrians and motor vehicles. In addition, they would enhance
pedestrian connectivity in the vicinity of the site and improve access to the existing transit stops on
SW Greenburg Road. To that end, we would like to propose that the staff recommended conditions
of approval be revised as follows:

Recommended Condition of Approval No. 7

7 Prior to the issuance of a building permit for any of the proposed buildings on the site, the
applicant shall submit plans, dedicate right-of-way or easements (as applicable); and ensure
construction of the following improvements:

o DBG Oak Street, LLC, shall continue to facilitate the possible provision of an
easement or license agreement for a 5-foot by 20-foot transit shelter pad on tax lot
4600 of WCTM 181 35 AB, and to work with TriMet to construct a transit shelter
within the area subject to such an easement or license agreement. DBG Oak Street’s
contribution to the development of the transit shelter shall, at a minimum, include
site preparation and provision of a concrete pad for the transit shelter. If it is not
possible for the parties to reach an agreement on the provision of an easement ot
license agreement prior to the issuance of a building permit for the A+O
Apartments, the applicant shall present copies of communications from all involved
parties (TriMet, Shorenstein Realty Services, and DBG Oak Street, LLC)
demonstrating to the satisfaction of the Community Development Director that an
appropriate effort has been made by the applicant to facilitate an agreement.
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A+O Apartments — Conditions of Approval February 10, 2075

o DBG Oak Street, LLC shall dedicate right-of-way and construct half-street
improvements including a multi-purpose walkway across the subject development
site’s SW Oak Street frontage;

o DBG Oak Street, LLC shall continue to collaborate with the City of Tigard to refine
and implement a package of preferred improvements at the intersection of SW 90
Avenue /SW Oak Street intended to address existing sight distance limitations and to
improve pedestrian connectivity;

o Otland, Ltd., shall provide a minimum 12-foot wide public pedestrian easement for
the proposed SW Lincoln pathway consistent with the offer provided in the See
January 6, 2015 letter from Nawzad Othman;

o DBG Oak Street, LLC shall construct minimum 10-foot wide pathway connecting
from SW Oak Street to current southern end of SW Lincoln Street. Adjacent
vegetation shall be trimmed or removed to provide a minimum 30-foot wide clear
vision cotridor centered on the pathway so that the entire pathway segment is visible
from both SW Oak Street and from the current end of SW Lincoln Street;

o DBG Oak Street, LLC shall construct a minimum 5-foot wide pathway within the
existing SW Oak Street right-of-way between the SW 90th/Oak Street intersection
and the existing SW Oak Street sidewalk south of Lincoln Center;

o DBG Oak Street, LLC shall construct a raised pedestrian crossing on SW 90th
Avenue at the existing SW Oak Way crosswalk, subject to approval of the City
Engineer and construction feasibility.

Recommended Condition of Approval No. 8 (based upon recommended condition of
approval submitted by Ryan O’Brien, Emerio Design)

8. When required by the City of Tigard, the property owner (Orland Ltd.) shall sign an
agreement with the City of Tigard dedicating the SW Lincoln Street right-of-way to a width
required by the City over tax lots 3300 and 3302, tax map 1S1-35AB from the north
property line to SW Oak Street. This right-of-way dedication will also include the full length
of tax lot 3302 along SW Oak Street. The owner of tax lot 3300 and 3302 will be paid the
appraised value of the right-of-way dedication based upon an appraisal to be ordered by the
City of Tigard. The developer(s) of property that triggers the need for dedication of the
right-of-way will be required to compensate the owner of tax lots 3300 and 3302 for the fair
market value of the right-of- way dedicated, and such developer(s) shall be responsible for
improving this segment of SW Lincoln Street as required by the City. An agreement to this
effect shall be recorded prior to any construction permits being issued for the approved
A+O Apartments project.
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OTHMAN

POATLAND /7 ERABIL /7 ABU DHABI

January 6, 2015

Mayor John Cook and City Council
City of Tigard

13125 SW Hall Boulevard

Tigard, OR 97224

RE: SW Lincoln Street north of SW Oak Street
Dear Mayor Cook and City Councilors,

I represent Orland, Ltd., the owners of tax lots 3300 and 3302 of WCTM 1S1 35AB. These parcels
are located on the north side of SW Oak Street, just east of Lincoln Center. These parcels lie south
of the current southern end of SW Lincoln Street. It is understood that the City of Tigard will at
some time want SW Lincoln Street to be extended to connect with SW Oak Street, thereby requiring
that right-of-way be acquired from these two parcels. On behalf of Orland, Ltd., I would like to say
that we understand the City’s desire to extend SW Lincoln Street through these parcels. Orland,
Litd., is willing to cooperate with the needed right-of-way acquisition for this section of SW Lincoln
Street at a fair market value for the affected property. However, please note that extending the full
62-foot right-of-way width of SW Lincoln Street from the north across Otland Ltd’s properties
would greatly reduce their development potential so we would hope that we can agree with the City
on the right-of-way width tapering from 62-feet at the north side of tax lot 3300 to approximately
50-feet in width where it intersects with SW Oak Street. It should be understood that Orland, Ltd’s
agreement to cooperate in providing the necessary right-of-way for extension of SW Lincoln Street
should in no way prohibit the owner from developing the affected properties consistent with the
exiting zoning.

Improvement of this section of SW Lincoln Street should be the responsibility of the developer(s)
whose development project(s) triggers the need for the street improvements based upon the City’s
review of their development applications. Otland, Ltd., is willing to commit that Orland, Ltd., or the
developer of Orland’s property will pay their proportionate share of the needed street improvements
at the time of improvement of the street.

Sincerely,

g
/ ///T he Othman Group
\ On behalf of Otland, Ltd.

215 SW WASHINGTON STREET  SUITE 202 PORTLAND, OREGON 97204 ¢ «1 971 30286983 F 41 971 544 7698




OTHMAN:

PORTLAND / ERBIL /7 ABU DHABI

January 6, 2015

Mayor John Cook and City Council
City of Tigard

13125 SW Hall Boulevard

Tigard, OR 97224

RE: Multi-use path connecting between SW Lincoln Street and SW Oak Street

Dear Mayor Cook and City Councilors,

I represent Orland, Ltd., the owners of tax lots 3300 and 3302 of WCTM 1S1 35AB located on the
north side of SW Oak Street, just east of Lincoln Center. These parcels lie south of the current
southern end of SW Lincoln Street. Orland, Ltd., has agreed to provide a 12-foot wide pathway
easement and any necessary construction easement over these parcels to DBG, LLC, with the
intention that DBG, LLC will construct a 10-foot wide asphalt multi-use path between SW Lincoln
Street and SW Oak Street and then convert the easement to a public pedestrian easement. Please be
aware that we plan on the pedestrian easement to be located such that this area will later be
incorporated into the right-of-way for SW Lincoln Street when that street is extended to connect
with SW Oak Street. The multi-use path would then be replaced by the improved street and
sidewalk.

Sincerely,

/" Wawzad Ot
( L’/ The Othman Group
On behalf of Otland, Ltd.

215 SW WASHINGTON STREET  SUITE 202 PORTLAND, OREGON 97204  » 1971 3026983 £ +1 971 544 7698




semisiBp

UOMBLLIOIY AN ISOW 840 oy
e MBRIAITE 847 3000 6SZ0)y FRURPUIMIG UG ORI AL
160§ RIBDPUIIOK AW PUB ALIO BOUKBIELJ0) B8 LUBIRT
POy 20 BupEy3 S5

2SN HIAHIO HOA
NO ATFH LON OQ - AINO
S580dHfd INFWSSISSY HOS

£00Z ‘60 AR :31vQ 101d
MOlLie 2D L
fUDWESDESS Y

W

e
.

MS—— . ]

S

%

-—(528H2)

w2

oL
rORE

EOEE

'19-+001'0001 2041005 162°008" LOS* 1062°0092'00¥ 0098

TADEE0SE Y0P eOr RS SO0 L 08'L 0B 008" 05 00

— _

Gl qa % oon
g T8 1 T S T U R
J e I = ﬂa.._.w;ﬂ._nm@lﬁ_l]
.Nm. -
E
=38
H
b K~]
18
BE
ot B
V._m _"[ull. IWIJEIJ:.
. : Do N
S0 UOIBUISBM 0D MMM 5 Jrr e
1Y JUSEIM HNO LISIA SAYIV TYNOILIQQY HOS i r A
T S

s ...”\u.. : \ml 77 M

ey

t \Jleasﬂl

.00L = .| 3TwIS
‘M MLY S11 G NOLLOAS #/13N #/LMN

NOD3IHO ALNNOD NOLDNIHSYM | %% . . | o |

o

4 20p0E AN &%
e e s O

wEGAHD) v

©3430 wiogs

133918 syaTIISH

gvge L SL




| KITTELSON & ASSOCIATES, INC.

TRANSPORTATION ENGINEERING /PLANNING
610 SW Alder Street, Suite 700, Portland, OR 97205 " 503.228.5230 ~ 508.273.8169

MEMORANDUM

Date: February 9, 2015 Project #:17044
To: Mayor John Cook and Tigard City Councilors

cc: Skip Grodahl (DBG Oak Street, LLC — applicant)

Nawzad Othman (representing Orland Ltd. —owner)
Gary Pagenstecher, Tigard Planning Department

From: Kelly Laustsen and Chris Brehmer, P.E.
Project: A+O Apartments
Subject: Additional Voluntary Transportation Improvements

At the February 3, 2015 City Council hearing on the A+O Apartments, several questions were raised
related to pedestrian connectivity in the vicinity of the proposed development and conditions on SW
90" Avenue. In response, the development team has proposed two further voluntary improvements to
be provided with the development:

1. Intersection improvements at SW 90" Avenue/SW Oak Street
2. Raised pedestrian crossing on SW 90" Avenue

This memorandum provides further details on the proposed voluntary improvements.

1. INTERSECTION IMPROVEMENTS AT SW 90™ AVENUE/SW OAK STREET

The traffic study completed for A+O Apartments, dated May 8, 2014, included observations related to
sight distance at the intersection of SW 90™ Avenue/SW Oak Street. The relevant portions of the memo
are included in Attachment A. The report recommended that the “A+O Apartments development team
collaborate with the City of Tigard regarding potential improvements to the intersection” (page 13).

Following-up on this recommendation, members of the project team met with City Staff at the project
site on February Sth, 2015 to assess existing conditions at the intersection and potential improvements.
Based on this discussion, the project team developed a draft concept for the intersection, shown in
Figure 1, including the following improvements:

= Striped pedestrian crossings on the north and east legs of the intersection as well as
appropriate signage in conformance with the Manual on Uniform Traffic Control Devices
(MUTCD).

FILENAME: H:|PROJFILE|13977 - ORLAND PROPERTY MULTIFAMILY DEVELOPMENT|REPORT|CITY COUNCIL
MEMO|MEMO_VOLUNTARY TRANSPORTATION IMPROVEMENTS.DOCX
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A+0 Apartments Project #:17044
February 9, 2015 Page 3

* Modified the southeast corner bulb-out/curb extension (included in the project
development plans) at the intersection to accommodate the north-south pedestrian
crossing.

= Conversion of the southbound approach to a single left/through/right lane in order to
improve sight-distance and channelization.

Modification to the existing private driveway accesses serving the properties on the
northwest quadrant of the intersection, with potential options shown in Figure 1. Note: this
item will require further discussion with the City and cooperation of property owners
impacted by the conceptual changes to determine the preferred concept.

= Relocation of the existing stop sign to the area shown in Figure 1 for better driver visibility.

= Modifications to the existing northwest corner of the intersection to accommodate the
above changes.

As indicated above, the concept shown in Figure 1 is a draft based on initial conversations with the City.
Refinement and implementation of the concept is subject to City approval, cooperation of impacted
property owner(s), and construction feasibility. It is recommended that the development team
continue to collaborate with the City of Tigard to refine and implement a package of preferred
improvements at the intersection.

2. RAISED PEDESTRIAN CROSSING ON SW 90" AVENUE

An existing pedestrian crossing is provided on SW 90™ Avenue to connect the sidewalk on the eastern
side of SW Oak Street with the sidewalk on the western portion along the Metzger Elementary School
frontage. The existing crossing is shown in Exhibit 1.

Exhibit 1: Existing Pedestrian Crosswalk on SW 90™ Avenue (Fgging North)

' v )

D e R

Kittelson & Associates, Inc. Portland, Oregon



A+0 Apartments Project #:17044
February 9, 2015 Page 4

Based on discussions with City Staff and the principal of Metzger Elementary School during the
February 5™ 2015 field visit, there is interest in converting the existing striped crosswalk to a raised
pedestrian crossing, similar to those provided on Grant Avenue near St. Anthony’s Catholic School and
on Locust Street near Metzger Elementary School (shown in Exhibit 2). A raised crossing would further
delineate the existing pedestrian crossing and would help address City Council comments related to
speeding on SW 90™ Avenue by serving as a traffic calming measure on SW 90" Avenue.

Exhibit 2: Existing Raised Pedestrian Crosswalks in Tigard
; ¥ i o

Above: Grant Avenue, Below: Locust Street
Source: Google Maps©

The applicant proposes to construct a raised crossing at the location of the existing pedestrian crossing
on SW 90" Avenue, subject to City approval and construction feasibility. It is recommended the
applicant work with the City to develop the design details, including appropriate signage and pavement
markings.

Kittelson & Associates, Inc. Portland, Oregon



A+0 Apartments Project #:17044
February 9, 2015 Page 5

NEXT STEPS

As detailed in the sections above, the development team has proposed two further voluntary
improvements to be provided in conjunction with the proposed site development:

1. Intersection improvements at SW 9ot Avenue/SW Oak Street
2. Raised pedestrian crossing on SW 90™ Avenue

The proposed improvements at the SW 90™ Avenue/SW Oak Street would address existing sight
distance limitations and improve intersection operations for motor vehicles and pedestrians. The
proposed raised pedestrian crossing on SW 90" Avenue would further delineate the existing pedestrian
crossing, is consistent with other similar treatments used by the City, and would serve as a traffic
calming measure.

Kittelson & Associates, Inc. Portland, Oregon



Memorandum

808 SW 3" Avenue
Suite 300

Portland, OR 97204
Phone (503) 287-6825
Fax (503) 415-2304

To:

From:

Copies:

Date:
Subject:

Project No.:

Mayor John Cook and Tigard City Councilors
Mike Peebles, PE

Skip Grodahl (DBG Oak Street, LLC — applicant),
Nawzad Othman (representing Orland Ltd. —
owner); Gary Pagenstecher, Tigard Planning Dept.;
Kim McMillan, Tigard Engineering

February 10, 2015

A+O Apartments — SW Oak Street Pathway

17044

On February 5, 2015, City staff members and I walked the north side of SW Oak Street between its
intersection with SW 90™ Avenue and the existing sidewalk on SW Oak Street south of the Lincoln
Center. From our observations of this area, I believe that it is feasible to construct a 5-foot concrete
sidewalk and curb (near 90"/Oak Street intersection) and an asphalt pathway with a painted fogline

(west of intersection) within the existing public right-of-way to provide an improved pedestrian

connection between the intersection of SW 90™ and the existing sidewalk at Lincoln Center as
g

illustrated on the attached concept plan and aerial photo. There will need to be some storm drainage
piping installed to replace an open ditch neatr SW 90". Some driveway reconstruction may be
necessary on private properties along the affected areas of the proposed pathway.

L:\Project\17000\17044\ Admin\ Corresp \SWOakSidewalkMemo021015.doc
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Memorandum

808 SW 3™ Avenue
Suite 300

Portland, OR 97204
Phone (503) 287-6825
Fax (503) 415-2304

To:

From:

Copies:

Date:
Subject:

Project No.:

Mayor John Cook and Tigard City Councilors
Mike Peebles, PE

Skip Grodahl (DBG Oak Street, LLC — applicant),
Nawzad Othman (representing Orland Ltd. —
ownet); Gary Pagenstecher, Tigard Planning Dept.;
Kim McMillan, Tigard Engineering

February 10, 2015

A+O Apartments — SW Oak Street TVF&R Access

17044

As shown on the attached exhibits, the proposed SW Oak Street improvements along the A+O
Apartment frontage will be designed/constructed to allow parking on the south side of the street.
SW Oak Street will provide a 23-foot paved width (travel lanes) between the existing fogline/bike
lane on the north side of the street and the proposed 8-foot wide parallel parking spaces on the
south side. Tualatin Valley Fire and Rescue (TVF&R) standards require a minimum of 20-feet for a

fire lane.

In addition, Sheet P2.1 (Preliminary Access Plan) of our application shows the internal circulation
and fire engine aerial apparatus access route meets the TVF&R standards.

L:\Project\ 17000\ 17044\ Admin\ Corresp\SWO2kTVFRMemo021015.doc
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Memorandum

To:
From:
808 SW 3" Avenue .
Suite 300 Copies:
Portland, OR 97204
Phone (503) 287-6825
Fax (503) 415-2304
Date:
Subject:
Project No.:

Mayor John Cook and Tigard City Councilors
Jerry Offer, Otak Senior Planner

Skip Grodahl (DBG Oak Street, LLC — applicant),
Nawzad Othman (representing Otland Ltd. —
owner); Gary Pagenstecher, Tigard Planning Dept.
February 10, 2015

A+O Apartments — Bus Stop Shelter Issue

17044

At the February 3, 2015 City Council hearing on the A+O Apartments applications, I told the City
Council that our project team was involved in discussions with TriMet and representatives of
Shorenstein Realty Services regarding a possible transit shelter at the existing bus stop in front of
Lincoln Center. Shorenstein Realty Services provides management services for the Lincoln Center

project. I would like to provide you with more information regarding these contacts regarding the

possible transit shelter.

® December 4, 2014 - TriMet planner Grant O’Connell submits a letter to Gary Pagenstecher
~of the City of Tigard raising concerns with the A +O Apartments proposal with regard to:

e “gaps in the sidewalk infrastructure. Developer should ensure that there is a safe and

comfortable pathway to walk to Greenburg Road to the new development. 2) Consider

sidewalk lighting. ..; 3) consider negotiating an easement with the owner of the property at
10250 SW Greenburg Road for the purpose of a shelter...”

e Between December 5, 2015 and January 26, 2015, several phone discussions and emails
occurred between Heidi Knapp of Shorenstein Realty Services and Jerry Offer of Otak
regarding the possibility of Shorenstein Realty providing an easement for a transit shelter.

e January 30, 2015 — Meeting at the Lincoln Center offices of Shorenstein Realty Associates
regarding the possibility of an easement for a transit shelter. I would characterize the support

of the Shorenstein Realty Services local representatives as very positive towards their

client/property owner to provide an easement for the transit shelter, but they said that it
needed to be approved by their corporate people elsewhere. Shorenstein Realty Services
requested that the project team get detailed information from TriMet regarding the bus
shelter design and about liability issues. Participants at the meeting included Kim Gach
(General Manager of Shorenstein Realty Services, LP); Heidi Knapp and Eric Castle of
Shorenstein Realty Services; Skip Grodahl of DBG - Oak Street, LLC; Nawzad Othman
representing Orland Properties, LLC, and Jetry Offer of Otak.

L:\Project\17000\17044\ Admin\ Cozresp \ TransitShelterMemo0210155.doc



City of Tigard City Council Page 2
A + O Apartments — Bus Shelter Lssue February 10, 2015

e January 30, 2015 — afternoon. Email from Kim Gach of Shorenstein Realty Services
reporting that “we believe that we will be able to grant approval to TriMet for the easement
for the bus shelter. Of course this approval will be contingent upon our acceptance of
TriMet’s easement language, obtaining satisfactory indemnifications and insurance from your
contractor and TriMet to protect Shorenstein during the construction of the shelter....”

e February 3, 2015. Telephone call between Grant O’Connell of TriMet and Jetry Offer of
Otak regarding the project team’s willingness to provide a pathway on the north side of SW
Oak Street to connect up with the existing sidewalk in order to provide a continuous paved
pathway connection to the existing transit stops on SW Greenburg Road; about the presence
of streetlights along the entire pathway/sidewalk between the development site and the
transit stop; and about preliminary discussions and negotiations with Shorenstein Realty
Services for an easement for a transit shelter.

e February 3, 2015 email from Grant O’Connell to Jerry Offer providing a draft bus shelter
agreement form and a TriMet specifications document regarding bus shelters. Jerry Offer
forwarded this information to Kim Gach and Heidi Knapp of Shorenstein Realty Services.

Discussions will continue with both TriMet and Shorenstein Realty Services regarding the bus
shelter issue. What is being discussed is for Shorenstein Realty Services providing an easement or
licensing agreement for a bus shelter at the existing northbound bus stop in front of Lincoln Centet;
DBG — Oak Street, LLC, to provide site preparation including grading and constructing a 5-foot by
20-foot concrete pad; and TriMet installing a standard transit shelter.

Because these negotiations include two parties who are not directly parties to the application by
DBG - Oak Street, LLC, to develop the A+O Apartments and the negotiations could fall apart for
reasons uncontrollable by DBG - Oak Street, LLC, it is requested that the City Council not require
completion of an agreement for an easement and construction of a transit shelter as a condition of
approval of the proposed planned development/ development review application. Instead, we
would ask the City Council to require the following as part of a condition of approval:

DBG - Oak Street, LLC, shall continue to facilitate the possible provision of an easement or
license agreement for a 5-foot by 20-foot transit shelter pad on tax lot 4600 of WCTM 1S1-
35AB, and to work with TriMet to construct a transit shelter within the area subject to such
an easement or license agreement. DBG — Oak Street’s contribution to the development of
the transit shelter shall, at a minimum, include site preparation and provision of a concrete
pad for the transit shelter. If it is not possible for the parties to reach an agreement on the
provision of an easement or license agreement prior to the issuance of a building permit for
the A + O Apartments, the applicant shall present copies of communications from all
involved parties (TriMet, Shorenstein Realty Services, and DBG — Oak Street) demonstrating
to the satisfaction of the Community Development Director that an appropriate effort has
been made by the applicant to facilitate an agreement.

L:\Project\ 17000\ 17044\ Admin\ Corresp\ TransitShelterMemo0210155.doc



Jerry Offer

From: O'Connell, Grant <oconnelg@trimet.org>
Sent: Tuesday, February 03, 2015 3:39 PM
To: Jerry Offer

Subject: RE: Case File No: CPA 2014-2
Attachments: Private Property Agreement. pdf

lerry,

Great to talk to you today. Hope you're able to make it to New Zealand.
Attached is our standard private property agreement for the placement of the shelter.
The document at this link has a great deal of relevant information regarding bus étop design. Foryour purposes, check

"PDF page 23 {or file page 19). Under Diagram 4, the landing pad with “B” Shelter. | mentioned 6'x20’ in the letter. The
diagram shows 2 separate panels but contractors typically find it simpler to pour one larger panel.

Also of relevance are PDF pages 35 for the concrete and 42 if Lincoln Center would like to know more about the shelter.

Regards,

Grant O'Connell

Planner Il - Operating Projects - 1800 SW First Avenue, Suite 300 - Portland, OR 97201
o'connelg@trimet.org - T 503-962-6478
TRIDIMET

S wiiee B e 300,

From: Gary Pagenstecher [mailto:Garyp@tigard-or.gov]
Sent: Thursday, December 04, 2014 6:50 PM

To: Jerry Offer (jerry.offer@otak.com)

Cc: O'Connell, Grant

Subject: FW: Case File No: CPA 2014-2

Jerry,
Please find attached a comment letter from TriMet outlining improvements to transit and access to transit from the
project. | will include these recommendations in the staff report and hope that the marginal improvements, if agreeable

Gary

From: O'Connell, Grant [mailto:oconnelg@trimet.org]
Sent: Thursday, December 04, 2014 4:29 PM

To: Gary Pagenstecher

Subject: Case File No: CPA 2014-2

Gary,

See attached. | didn’t ever receive the email regarding the other person to share this with. Please feel free to forward.

to the development team, will strengthen your case for the parking exemption.
See attuchment

S A S S A
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December 4, 2014

Gary Pagenstecher
Associate Planner
13125 SW Hall Blvd.
Tigard, OR 97223

RE: Case File Number, CPA 2014-2
Thank you for the opportunity to comment on the proposed development on SW Qak St. TriMet

Bus Lines 76 & 78 serve the area with a bus stops located on SW Greenburg Rd at Washington
Square Rd. These stops see an average of 80 people boarding and alighting on weekdays. In

may increase with development,

TriMet is interested in maintaining this stop and hopes to safely encourage ridership through
supportive development. The purpose of our recommendations is to minimize traffic impacts of
new development and maximize ridership by encouraging patterns that are transit, bicycle, and
pedestrian supportive.

TRIMET STAFF RECOMMENDATIONS

Ensure sidewalk connectivity: Presently the south side of Oak Street has gaps in the sidewalk
infrastructure. Developer should ensure that there is a safe and comfortable pathway 1o walk to
Greenburg Rd from the new development.

Consider sidewalk lighting: The nature of the streetscape is conducive to shadows. Proper
lighting will ensure new residents feel comfortable walking to and from the bus.

Consider negotiating an easement with the owner of the property at 10250 SW Greenburg
Rd for the purpose of a shelter: Shelter from the elements can make taking transit much more
palatable. There is not sufficient public right-of-way for a shelter. This is the property adjacent
to the bus stop where residents of this development would most-likély board. If an easement
were to be obtained and a 5 deep by 20" wide concrete pad were placed behind the right-of-way,

~TriMet could place and raintain a shelter for residents wishing to take the bus.

Again, thank you for your time and consideration. If you have any questions, please contact me
at 503-962-6478.

Sincerely, . .
Pt

Q? Wi ,j § i

Grant O’Connell, Planner 11
Transit Development
Capital Projects

Tri-County Metropolitan Transportation District of Dregen
1B00 SW Ist Avenue, Suite 300, Portland, Oregan 97201 = 503-238 RIDE {7433} » TIY7:11 » trimet.org

addition 4 lifts of riders in mobility devices occur on an average month at this location. Activity

e




FEB 10 2015
February 10, 2015

SITY OF TIGARD . ,
PLAN%\EKG/ENGINEERING Jim Long, Chair

Citizen Participation Organization 4-M
To: Tigard City Council & Mayor
City of Tigard
13125 SW Hall Blvd.
Tigard, Oregon 97224

Subject: Testimony re: Ash Creek and Oak Apartments (A+O Apartments)
Case ID Numbers: CPA2014-00002 Comprehensive Plan Amendment
PDR2014-00003  Planned Development Review
SDR2014-00004  Site Development Review
SLR2014-00002  Sensitive Lands Review
Staff response memo
Applicant response memo

Dear Mayor and City Councilors,

Many citizens surrounding this proposed development have raised questions
about it. The Neighborhood Meeting last February 20™ 2014 about this proposed
development drew 55-60 concerned citizens. The September CPO-4M meeting had 39
attendees with many concerns about these applications. On December 10th, the
membership of CPO-4M voted unanimously to oppose portions of these application/s.

Then on January 28™ after learning some of the answers by the applicant and
city staff to council questions the CPO-4M membership again voted unanimously to
continue opposing the A&O Apt. Applications. (Ash Creek and Oak Street)

CPO-4M continues to oppose the applications by OTAK for the following reasons.

The possibility of EB-5 Immigrant Investor program funding for this development
seems not to have been discussed at all until early February. This creates questions of
accountability, full disclosure, and trust.

It appears the city staff and the applicant did not complete a thorough buildable lands
inventory. There is still more buildable land within the city as an alternative to meet
the specific needs of the proposed use.

This application is a moving target. Will there be an updated application we (the
public) can review at city hall or the public library?

The city’s new website installed during this proceeding does not allow access to all
documents necessary for this response.



Proposal #1 Comprehensive Plan Amendment

========Wetlands =========—

This is not an economic development issue, but a natural resource conservation
issue. CPO-4M opposes the requested amendment to remove/decrease any acreage or
partial acreage (0.42 acres) of existing wetlands south of southwest Oak Street from
the Comprehensive Plans map [Wetlands and Stream Corridors (Goal 5 Safe Harbor)].

City of Tigard had specified this area as “significant wetlands”. In its wisdom of
previous years, the City of Tigard chose the “safe harbor” designation that fully protects
all of the “significant wetlands”. Do not allow conflicting uses, but protect the wetlands.

It appears that the combination of the requested decrease in wetlands
acreage and the proposed retaining wall near building “D” would actually
increase the elevation of the surface water of the 100-year flood plain.

Most winters over at least four decades and more, we have seen those
lands covered with water from viewpoints. According to applicant-consultant
statements, the flood plain has actually increased in recent years.

Over the years, the city has approved codes to protect the public.
Development uses that conflict with the city codes should be prohibited. Recent
climate change has brought some extreme conditions elsewhere that don’t suggest
any modification of this 100-year flood plain is warranted at this time.

“Where are you going with all the dirt?” Tigard’s code does not allow for
filling in a wetlands area for housing purposes.

In the late 1990s, CPO-4M was involved and successful in preventing
fulfillment of the Presidential Parkway and Washington Square Regional Center
proposals. Common sense ruled. CPO members thought the “significant
wetlands™ were protected.

The entire significant wetlands on the site should continue to prohibit
conflicting uses and be protected under Goal 5 Safe Harbor/Significant Wetlands.

There is enough evidence to simply deny the requested amendment to the City’s
Comprehensive Plan.



#2 Planned Development Review

On December 15™ the split Tigard Planning Commission was far from convinced that
a balance of natural resource protection and development objectives is being proposed.

“Significant wetlands™ are not your typical ‘open space’.

We have seen walking trails over wetlands in other cities have become dumping
grounds, which is not good for water quality downstream. Is there a protection
mechanism to prevent that from happening here?

There is no pathway connection to the east. There is a sidewalk gap to Hall
Boulevard, and intermittent sidewalks on Hall Boulevard. Will there be continuous
sidewalks to Tri-Met bus lines #43, #76, and #78?

Livability and walkability go *hand-in-hand’. Or is it ‘foot-to-foot”?

Traffic congestion, with hundreds more vehicles/hour, does not meet city codes.

The developer needs to pay for and mitigate all the traffic impacts, not the taxpayers.



#3 Site Development Review

Off-street parking

We understand the variance requested for parking has been removed.
CPO-4M’s math was right that OTAK wanted to put fifty-one vehicles without
parking spaces on City of Tigard streets. But there are still parking issues.

It makes us wonder that with increased parking under building ‘C’, will residents of
some buildings will be parking under other buildings?

On-street parking
TVF&R requires 26’ foot road width, but applicant wants only 24 feet. This can also
be a parking problem

Last year, voters approved an 80% increase in funding for TVF&R. Tualatin Valley
Fire & Rescue requires no parking on streets that aren’t wide enough for fire lanes for
their emergency vehicles. Where will visitors to apartment complex park?

Also it appears that for years the City of Tigard is has been in variance with Metro’s
parking requirements for the WSRC.

They are talking about using existing sidewalk north side of Oak, not new ones??
What about sidewalks on the south side of Oak St.?
Parts of Hall Boulevard don’t have sidewalks.

A balance of natural resource protection and development objectives has not
been achieved.



#4 Sensitive lands review
address the law

City of Tigard had specified this area as “significant wetlands”. In its wisdom of
previous years, the City of Tigard chose the “safe harbor” designation that fully
protects all of the “significant wetlands”. Do not allow conflicting uses but protect the
wetlands.

“Where are you going with all the dirt?” Tigard’s code does not allow for filling
in a wetlands area for housing purposes.

It appears that the combination of the proposed decrease in wetlands acreage and the
proposed retaining wall would actually increase the elevation of the surface water of
the 100-year flood plain

Walking trails over wetlands in other cities have become unsightly dumping grounds,
which is not good for water quality downstream. Is there a protection mechanism to
prevent that from happening here?

Condition #5

Pre-history along the Tualatin River and its tributaries indicates that Native Americans
would fish and find fowl near the waters and set up camps near them.

Has the Confederated Tribes of the Grande Ronde been contacted about the cultural
resources of this site?

Respectfully submitted,
Jim Long
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RECEIVED

FEB 10 2015
ill Warren
CITY OF TIGARD Ji
PLANNING/ENGINEERING 9280 SW 80" Ave.

Portland, OR 97223
February 10, 2015

Mayor John L. Cook
Tigard City Council
13125 SW Hall Blvd.
Tigard, OR 97223
re: 215-unit apartment complex on Oak St.

CPO 2014-00002, PDR2014-00003,
SDR2014-00004, SLR2014-00002

Dear Mayor Cook and Council Members,

Please consider additional testimony for the proposed development in the Ash Creek
wetland/floodplain.

Buildable Lands Inventory

5 parcels have been identified in the Buildable Lands Inventory that could qualify to host this
residential apartment complex. Because there are optional properties to develop, removing
.42 acres of delineated wetlands on the site from the Comprehensive Plan’s Wetlands and
Stream Corridor map’s Goal 5 Safe Harbor/Significant Wetlands designation along with
removal of the same area from the Significant Habitat areas map does not qualify for removal.

EB-5

The Othman Group has formed a separate affiliate, EB5s MENA LLC “to help real estate clients
raise capital through the EB-5 Investor Green Card Program.” As stakeholders we would like
to know who the investors represent. Is this an EB-5 project? If so, taxpayers should not have
to commit investment in a for-profit apartment complex that defies zoning for a legitimate
regional center and will trigger purchase of green cards for foreigners. EB-5 should provide
100% financing, so if purchasing green cards is the motivation for this project they can finance
it themselves. The deadline for the EB-5 project to expire is in 231 days which could explain
why the developers are pushing to get this approved.

Respectfully submitted,
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THID
1S126DB03000
18126DB03100
18126DB03200
15126DB03300
15126DB03400
18126DB03500
18126DB03600
15126DB03700
15126DB03800
18126DB03900
15126DB04000
15126DB04100
15126DB04200
15126DB04300
15126DB04400
15126DB04500
18126DB04600
1S126DB04700
1S135AC02800
1S135AC03600
1S135AC03800
1S135AC03801
18135AC04100
18135AC04400
1S135AC04800
18133CA12500
15133CA12600
18135AA03800
25110DB00300
25110DB00301
15136CC00100
18136CC00400
251010001200
18126DC00900
15126DC00901
15135AA02801
1S135AB03300
15135AC00101
1S135AD00900
1S135AD01200
18135AD01300
1S135AD01400
18135AD01402
1S135AD03400
18135BC01200
18135DA01300
1S135DA01600
1S135DA01700
15135DA01900
15135DA02100
18135DA02400
18135DA03503
1S135DA03800
25102AD01800
25101BB00700
25101BB01600
25110AC01400
25110DC00600
25101DB00300
25101DC00100
1S5133AC14500
15133CA01001
1S136AC02200

Puildable Lands Tpvonto r
SITEADDR

9351 SW 92ND AVE
9347 SW 92ND AVE
9343 SW 92ND AVE
9339 SW 92ND AVE
9335 SW 92ND AVE
9331 SW 92ND AVE
9421 SW 92ND AVE
9417 SW 92ND AVE
9413 SW 92ND AVE
9409 SW 92ND AVE
9405 SW 92ND AVE
9401 SW 92ND AVE
9425 SW 92ND AVE
9429 SW 92ND AVE
9433 SW 92ND AVE
9437 SW 92ND AVE
9441 SW 92ND AVE
9445 SW 92ND AVE

0

0

9200 SW OAK ST

0

8980 SW OAK ST
8930 SW OAK ST

0

10922 SW SAGE TER
10926 SW SAGE TER
8875 SW OAK ST
11321 SW NAEVE ST
0

11765 SW PACIFIC HWY
8470 SW PFAFFLE ST
0

9550 SW GREENBURG RD
9640 SW GREENBURG RD
0

10400 SW 93RD AVE
0

10655 SW HALL BLVD
0

0

0

0

8735 SW SPRUCE ST
10225 SW NORTH DAKOTA
0

11463 SW HALL BLVD
0

0

11255 SWHALL BLVD
11035 SW HALL BLVD
0

0

8975 SW BURNHAM
0

0

11430 SW BULL MOUNTAIN
0

0

13425 SW 72ND AVE
0

0

7303 SW SPRUCE ST

ZONING
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUR-1
MUE-1
MUE-1
MUE-1
MUE-1
MUE-1
MUR-1
MUE-1
R-25
R-25
MUR-1
R-25
R-25
C-P
R-25
R-25
MUE-1
MUE-1
C-P
MUE-1
MUE-1
MUR-2
MUR-1
MUR-1
MUE-1
MUR-1
MUR-2
MUE-2
C-P
C-P
C-P
MUR-1
MUR-1
MUR-1
C-p
MUR-1
MU-CBD
MU-CBD
MU-CBD
R-25
R-25
C-P
C-P
R-25
R-25
C-P

ACRE

0.03956922 full
0.0306687 full
0.0319514 full
0.0322382 full

0.03319869 full

0.04433309 full

0.04004593 full

0.03162672 full

0.03110738 full

0.03159646 full

0.03084535 full

0.04534923 full

0.04127018 full

0.03104715 full

0.03164437 full
0.0311781 full

0.03197195 full

0.04716178 full

5.71536116 full

0.12166821 full

0.32367599 part

0.62983857 full

0.15603549 part

0.30120742 full
0.1114722 full

0.03597779 full

0.03606253 full
0.6994274 full

2.86907231 part

0.04100303 full

3.08442474 part

0.51452778 part

16.64043976 full
1.5298557 full

0.84047125 part

0.34469612 full

0.80872912 full

0.25233575 full

0.26004701 fuli

0.21270586 full

0.38379194 full

0.31652466 full

0.18262131 full

0.49677047 full

1.24247105 full

0.08441868 full

0.40560325 full

0.24656857 full

0.04296424 full

0.61859964 full

0.48132269 full

0.32908345 full

0.25192692 full
0.2242562 part

0.21599571 full

0.20408515 full

4.23185607 full

0.79279751 part
3.11143027 full

0.51334005 part

10.44793095 full

2.19140612 full

0.77015866 full

2018

VACANT

PlanDes
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Residential
Residential
Mixed Use
Residential
Residential
Commercial
Residential
Residential
Mixed Use
Mixed Use
Commercial
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Commercial
Commercial
Commercial
Mixed Use
Mixed Use
Mixed Use
Commercial
Mixed Use
Mixed Use
Commercial
Commercial
Residential
Residential
Commercial
Commercial
Residential
Residential
Commercial
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:Community Finl

,“‘ r'g Hrst American Property Information Department
121 SW Morrison Street Suite 300 - Portland, OR 97204
:’y Title Company of Orcg'on Phone: 503.219.TRIO (8746) Fax: 503.790.7872
i Email: pid.portland@firstam.com
Today's Date : 2/9/2015
OWNERSHIP INFORMATION
Owner . Aaa Properties Inc Bldg # Of
CoOwner : Ref Parcel Number : 1S126DB 03000
Site Address : 9351 SW 92nd Ave Poriland 97223 Parcel Number ~ : R2166807
Mail Address : 16501 NE 65th Cir Vancouver Wa 98682 T:01S ROIW S:26 QSE QQNW
Telephone County : Washington (OR)
PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION
Map Page Grid ~ : 655 E1 Mkt Land - $440
Census Tract :309.00 Block: 2 Mkt Structure !
Neighborhood : WSMZ Mkt Total 1 $440
Subdivision/Plat  : Montage %Improved :
School District : Tigard M50AssdTotal : $420
Building Use : Levy Code : 02393
Land Use : 1000 Vacant,Residential 14-15 Taxes - $6.56
Legal : MONTAGE, LOT 1, ACRES .00, CODE Millage Rate :16.6195
: SPLIT Zoning : MUE-1
PROPERTY CHARACTERISTICS
Bedrooms Year Built Patio SqFt
Bathrooms EffYearBIt Deck SqFt
Heat Method BsmFin SF ExtFinish
Foundation BsmUnfinSF : Const Type
Lot Acres BldgSqFt Roof Shape
Lot SqFt 1stFIrSF Roof Mat!
Garage Type UpperFISF Porch SqFt
Garage SF Attic SqFt Paving Matl
TRANSFER INFORMATION
Owner Name(s) Sale Date Doc# Sale Price Deed Type  Loan Amount Loan Type
:Aaa Properties Inc :05/27/2014 30789 MU :$1,700,000 :Warranty :$1,400,000 :Constru
‘NW Area Investments LLC 11112212011 82645 :$825,000 :Warranty :
:Community Finl :09/12/2011 63054 : :Quit Clai
50396

:07/21/2011

$990,000

:Sheriffs

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.



First American
Title Company of Oregon

Property Information Department

121 SW Morrison Street Suite 300 - Portland, OR 97204
Phone: 503.219.TRIO (8746) Fax: 503.790.7872

Email: pid.portland@firstam.com

Today's Date : 2/9/2015

OWNERSHIP INFORMATION
Owner . Aaa Properties Inc Bldg # Of
CoOwner J Ref Parcel Number : 1S126DB 03000
Site Address : 9351 SW 92nd Ave Tigard 97223 Parcel Number  : R2166808
Mail Address : 16501 NE 85th Cir Vancouver Wa 98682 T:01S ROW S26 QSE QQNW
Telephone County : Washington (OR)
PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION

Map Page Grid ~ : 655 E1 Mkt Land :$42,970
Census Tract : 309.00 Block: 2 Mkt Structure :
Neighborhood - WSMZ Mkt Total 1 $42,970
Subdivision/Plat  : Montage %Improved :
School District : Tigard M50AssdTotal : $39,590
Building Use Levy Code : 02381
Land Use : 1000 Vacant,Residential 14-15 Taxes : $623.46
Legal - MONTAGE, LOT 1, ACRES .04, CODE Millage Rate :16.6195

: SPLIT Zoning :

PROPERTY CHARACTERISTICS
Bedrooms Year Built Patio SqFt
Bathrooms EffYearBIt Deck SqFt
Heat Method BsmFin SF ExtFinish
Foundation : BsmUnfinSF Const Type
Lot Acres .04 BldgSqFt Roof Shape
Lot SqFt 21,742 1stFIrSF Roof Matl
Garage Type UpperFISF Porch SqgFt
Garage SF Attic SqFt Paving Matl
TRANSFER INFORMATION

Owner Name(s) Sale Date Doct# Sale Price Deed Type  Loan Amount Loan Type
:Aaa Properties Inc :05/27/2014 30789 MU :$1,700,000 ‘Warranty ~ :$1,400,000 :Constru
‘NW Area Investments LLC :11/22/2011 82645 :$825,000 :Warranty :
:Community Finl :09/12/2011 63054 : :Quit Clai
:Community Finl :07i21/2011 50396 :$990,000 :Sheriffs

This title information has been furnished, without charge. in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.



Reference Parcel #: 15126DB 03000
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THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
OF OREGON ASSUMES NO LIABILITY FOR ANY VARIATIONS AS MAY BE DISCLOSED BY AN ACTUAL SURVEY
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Aamag,
\i Ic

Email: pid.portland@firstam.com
Today's Date : 2/9/2015

A ‘5 Hrst Amcrica n Property Information Department
121 SW Morrison Street Suite 300 - Portland, OR 97204
i Titlc Company of Ong'OH Phone: 503.219.TRIO (8746) Fax: 503.790.7872

OWNERSHIP INFORMATION

Owner : Tigard Covenant Church Bldg# 1 Of 1
CoOwner : Ref Parcel Number : 25110DB 01400
Site Address : 11321 SW Naeve St Tigard 97224 Parcel Number  : R2163702
Mail Address : 11321 SW Naeve St Tigard Or 97224 T.02S ROIW S10 QSE QQNW
Telephone County : Washington (OR)
PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION
Map Page Grid ~ :655 C7 Mkt Land : $1,292,000
Census Tract : 308.03 Block: 1 Mkt Structure : $399,770
Neighborhood : Mkt Total :$1,691,770
Subdivision/Plat  : %Improved 24
School District : Tigard M50AssdTotal
Building Use : Church Levy Code : 02374
Land Use : 9110 Soc,Church,Improved 14-15 Taxes
Legal : 2008-057 PARTITION PLAT, LOT 1, Millage Rate :16.6195
: ACRES 3.04, NON-ASSESSABLE Zoning :R-25
PROPERTY CHARACTERISTICS
Bedrooms : Year Built : Patio SqFt
Bathrooms : EffyearBIt Deck SqFt
Heat Method : BsmFin SF ExtFinish
Foundation : BsmUnfinSF : Const Type
Lot Acres :3.04 BldgSqFt 211,345 Roof Shape
Lot SqFt 1 132,422 1stFIrSF 211,345 Roof Matl
Garage Type : UpperFISF Porch SqFt
Garage SF : Attic SqFt : Paving Matl

TRANSFER INFORMATION

Owner Name(s) Sale Date Doct Sale Price Deed Type  Loan Amount Loan Type
:Tigard Covenant Church :07/30/1997 70159 :$436,388 Full ‘Warranty ~ :$1,290,000 :Conven

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.



Reference Parcel #: 25110DB 01400 w -
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Property Information Department

c -
~ «
¢ s | First American 121 SW Morrison Street Suite 300 Portland, OR 97204
Phone: 503.219.TRIO (8746) Fax: 503.790.7872

J’ Ttﬂe Company Of Ofegm Email: pid.portland@firstam.com

THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
OF OREGON ASSUMES NO LIABILITY FOR ANY VARIATIONS AS MAY BE DISCLOSED BY AN ACTUAL SURVEY



Reference Parcel #: 2S110DB 01400

S R SRR

/

A SN

SAANANAL
S Y

Zz=

TR AR IR T e

N

sl BT sosinsions:
N
C'JO
~J
N

Property Information Department

121 SW Morrison Street Suite 300 Portland, OR 97204
Phone: 503.219.TRIO (8746) Fax: 503.790.7872
Email: pid.portland@firstam.com

First American
Title Company of Oregon

THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
OF OREGON ASSUMES NO LIABILITY FOR ANY VARIATIONS AS MAY BE DISCLOSED BY AN ACTUAL SURVEY




& % Fifst Amcrican Property Information Department
121 SW Morrison Street Suite 300 - Portland, OR 97204
:ngl’ Title Compaqy of Orcgon Phone: 503.219.TRIO (8746) Fax: 503.790.7872
S Email: pid.portland@firstam.com
Today's Date : 2/9/2015
OWNERSHIP INFORMATION
Owner . Metro Bldg # Of
CoOwner : Tigard City Ref Parcel Number : 2510100 01200
Site Address : *no Site Address* Tigard Parcel Number  : R0456081
Mail Address : 600 NE Grand Ave Portland Or 97232 T:028 ROW S:01 Q QQ:
Telephone County : Washington (OR)

PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION
Map Page Grid ~ : Mkt Land - $1,857,320
Census Tract :307.00 Block: 2 Mkt Structure 1
Neighborhood (YIS Mkt Total : $1,857,320
Subdivision/Plat %Improved
School District - Tigard M50AssdTotal :
Building Use Levy Code : 02374
Land Use : 9900 Misc,Port/Municipal,Vacant 14-15 Taxes :
Legal : ACRES 25.69, NON-ASSESSABLE Millage Rate :16.6195
; Zoning L
PROPERTY CHARACTERISTICS
Bedrooms Year Built Patio SqFt
Bathrooms EffYearBIt Deck SgFt
Heat Method BsmFin SF ExtFinish
Foundation : BsmUnfinSF Const Type
Lot Acres . 25.69 BldgSqFt Roof Shape
Lot SqFt : 1,119,056 1stFIrSF Roof Matl
Garage Type ; UpperFISF Porch SqFt
Garage SF Attic SqFt Paving Matl
TRANSFER INFORMATION
Owner Name(s) Sale Date Doc# Deed Type  Loan Amount Loan Type
:Metro :09/13/2012 76036 :Warranty :
:Fields Fred W :10/16/1997 97055 :Bargain &

:F WF Investment Company : 10200320

|
|
|
I

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.
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Property Information Department
121 SW Morrison Street Suite 300 Portland, OR 97204
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Phone: 503.219.TRIO (8746) Fax: 503.790.7872
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THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
OF OREGON ASSUMES NO LIABILITY FOR ANY VARIATIONS AS MAY BE DISCLOSED BY AN ACTUAL SURVEY
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" | First American
&4‘, Title Company of Oregon

Property Information Department

121 SW Morrison Street Suite 300 - Portland, OR 97204
Phone; 503.219.TRIO (8746) Fax: 503.790.7872

Email: pid.portland@firstam.com

Today's Date : 2/9/2015

Owner : Andrews Management Ltd
CoOwner

OWNERSHIP INFORMATION

Site Address 11430 SW Bull Mountain Rd Tigard 97224
Mail Address : 5845 Jean Rd Lake Oswego Or 97035

Telephone

Bldg # Of

Ref Parcel Number : 25110AC 01400

Parcel Number ~ : R0489705

T:02S RO0IW S:10 QNE QQ SW
County : Washington (OR)

PROPERTY DESCRIPTION

Map Page Grid ~ : 655 C6
Census Tract :319.08 Block: 2
Neighborhood (X2

ASSESSMENT AND TAX INFORMATION

Mkt Land : $1,050,000
Mkt Structure
Mkt Total : $1,050,000

Subdivision/Plat %lmproved ;

School District : Tigard M50AssdTotal : $555,280

Building Use : Levy Code : 02374

Land Use : 7000 Res,Multi-Fam 14-15 Taxes : $9,228.51

Legal - ACRES 4.23 Millage Rate :16.6195

: Zoning :R-25

PROPERTY CHARACTERISTICS

Bedrooms Year Built Patio SqFt

Bathrooms EffYearBIt Deck SqFt

Heat Method BsmFin SF ExtFinish

Foundation : BsmUnfinSF Const Type

Lot Acres :4.23 BldgSqFt Roof Shape

Lot SqFt : 184,259 1stFIrSF Roof Matl

Garage Type ' UpperFISF Porch SqFt

Garage SF Attic SqFt Paving Matl

TRANSFER INFORMATION

Owner Name(s) Sale Date Doc# Sale Price Deed Type  Loan Amount Loan Type

:Andrews Management Ltd :10/16/1995 74966 MU :$400,000 :Admin De :
43876 :

:Anderson Phyllis M & Roger F Tr :09/15/1989

|
|
|
|

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use

only benefiting intermediaries will not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.



y w E
Reference Parcel #: 25110AC 01400
5
‘ | . 281 10AC
; SRS S ¥ S g I 3 v 5, .
s rii e I % -S'i; s T e >
2 ., L5 i - ' ! =
H : s . ¢ e L * = ~n.,":7~‘ s g ﬁ'a:
v | H - ‘ e = )
x g : ; : ﬂ:"‘ 2 = ; gl -] '..“- -y \t: 2
f N Tt av i e o BA
o 2 | 5?
A i ™ S SO - N . S 5 ;
oy e 2 g | T é Yo e il T gy o Vi y poimen e L] =
— e \,:‘ ¥ i 1| SR . I3 ¥4 e
B h =Y e S IEY & e +7 F /[ <§> / o
S 4 el 4 g & 7 s 2
¢ N i ; [J & / i
5> ‘;,’{ R\ R h / d A
. FLL A P % L . 'RQAQ'. : . e
3 sa of I . -“: . o
! v E ; - . - . 1 b
l-é e | e s . pAOUNTA - ‘-. F = ¥
il ; A L § A
o b g\jﬁ-‘ s L :~ g ;'.I ¢ 9?’ }
- S\N . - G & PR “‘\\ (Z’b
o “ = . ' e S Y
‘e ¥ i : - an " »> g : . . i - .. S
b ! )
§ - Be nae & 5
pht i : o 3 " . }‘ Foipes :0‘, ‘j v 55 .,,‘.:: i.
’ “ ¥ e
» fa, &N, 3
[ * § 4 - : > e g
i " soae & &
¥ W & ;’
¥ uux:i_ g (} 23 7
) i & -74
': i S — [
H i i
’e:g' # -
-
e i ’ ., A
» hd -
. ,' ' il
i !1 4 ‘n::‘ ': is
e N ‘,"ﬁ‘ 7 i
- s -y g.. g 9
kv e agm
' )
o e e o I - -— 2
. - i —— e T o
7 ] - . I
1t 1000 g 3 - seind
i wim i ! T
.
¥
i verd
Sz : . 5
'3
- s . ", e .
P oo e v FURA D om Vi
e A e : : !
P i L Miheea < 1 ‘Hu vog ' # e . . | e
o / A et Anoe amon Proe— i
. ’ pon Dpe  [ee——
o b R — “ 4w ’
' <0 f V_g B < “f
s\ ““? & ":" { =
[— 281 10AC

| First American
Title Company of Oregon

Property Information Department

121 SW Morrison Street Suite 300 Portland, OR 97204
Phone: 503.219.TRIO (8746) Fax: 503.790.7872
Email: pid.portland@firstam.com

THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
OF OREGON ASSUMES NO LIABILITY FOR ANY VARIATIONS AS MAY BE DISCLOSED BY AN ACTUAL SURVEY
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Title Company of Oregon

121 SW Morrison Street Suite 300 Portland, OR 97204
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THIS MAP IS PROVIDED AS A CONVENIENCE IN LOCATING PROPERTY. FIRST AMERICAN TITLE COMPANY
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‘s, | First American

Property Information Department
121 SW Morrison Street Suite 300 - Portland, OR 97204

3 Title Company of Oreg‘on Phone: 503.219.TRIO (8746) Fax: 503.790.7872
i Email: pid.portland@firstam.com
Today's Date : 2/9/2015
OWNERSHIP INFORMATION
Owner : Grabhorn Burton E Bldg # Of
CoOwner ! Ref Parcel Number : 1S133AC 14500
Site Address : *no Site Address* Tigard Parcel Number  : R2121557
Mail Address : 14577 SE Anderson Rd Clackamas Or 97011 T.01S R0OIW S:33 QNE QQ SW
Telephone County : Washington (OR)

PROPERTY DESCRIPTION ASSESSMENT AND TAX INFORMATION
Map Page Grid Mkt Land - $3,210,240
Census Tract :319.11 Block: 1 Mkt Structure
Neighborhood - 4TL9 Mkt Total - $3,219,560
Subdivision/Plat %Improved "
School District . Beaverton M50AssdTotal :$9,320
Building Use A Levy Code : 05185
Land Use : 5401 Vacant,Agr,Farm Unzoned 14-15 Taxes :$159.37
Legal : HAWK'S BEARD TOWNHOMES, LOT 63, Millage Rate 1171019
: ACRES 10.45, UNZONED Zoning :R-25
: FARMLAND-POTENTIAL ADDITIONAL TA...
PROPERTY CHARACTERISTICS
Bedrooms Year Built : Patio SqFt
Bathrooms EffYearBlt Deck SqFt
Heat Method BsmFin SF ExtFinish
Foundation : BsmUnfinSF Const Type
Lot Acres 11045 BldgSqFt : Roof Shape
Lot SqFt : 455,202 1stFIrSF ; Roof Matl
Garage Type : UpperFISF Porch SqFt
Garage SF Attic SqFt : Paving Matl
TRANSFER INFORMATION
Owner Name(s) Sale Date Doc# Sale Price Deed Type  Loan Amount Loan Type

:Grabhorn Burton E

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance
Commissioner. The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds. Indiscriminate use
only benefiting intermediaries wili not be permitted. Said services may be discontinued. No liability is assumed for any errors in this report.
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CITY OF TIGARD
WASHINGTON COUNTY, OREGON
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Otak founder Othman launches real estate investment firm - Portland Business Journal 2/9/15, 5:14 PM

From the Portland Business Journal
:http:/ /www.bizjournals.com/portiand/blog/real-estate-daily/2013/02/otak-
founder-othman-launches-real.html

Otak founder Othman launches real estate
investment firm

Feb 21, 2013, 10:27am PST

Suzanne Stevens
Editor- Portiand Business Journal
Email | Twitter | Google+

A new business consulting and real estate investment firm founded by Nawzad Othman will target
its services to clients in the Pacific Northwest and Middle East.

Othman is the co-founder and former CEO of the engineering firm Otak Inc. (As we reported
recently, Otak is relocating its offices from Lake Oswego to downtown Portland.)

Othman has launched The Othman Group to help Middle East-based clients expand to the U.S. and
Pacific Northwest clients do business in the Middle East. The firm will provide strategic positioning,
business development, investment advice and community development services. It will work with
clients in Portland, Erbil, Iraq and Abu Dhabi, United Arab Emirates.

The company'’s headquarters are located at 215 S.W. Washington St.

“There is a strong connection between the values we embrace and how we communicate, motivate
and lead organizations,” said Othman in a statement. “Great leaders in private business,
government and nonprofits display a dual commitment to diversity and unity of effort, to personal
achievement and community service. We hope to show our business and nonprofit clients that they
can grow and thrive by embracing this values-based leadership.”

With access to global investors, The Othman Group has formed a separate affiliate, EB5 MENA LLC,
to help real estate clients raise capital through the EB-5 Investor Green Card Program. Congress
established the EB-5 program in 1990 to attract foreign cash by rewarding wealthy foreign
investors with green cards. Oregon signed onto the program in 2011.

http://www.bizjournals.com/portland/blog/real-estate-daily/2013/02/ otak-founder-othman-faunches-real.html?s=print Page 1 of 1



Cofied

Dorothy S. Cofield,
Attorney at Law

VIA HAND DELIVERY

February 10, 2015

Mayor John Cook and Tigard City Council

c/o Gary Pagenstecher — garyp@tigard-or.gov
Tigard Civic Center — Town Hall

13125 SW Hall Bivd

Tigard, Oregon

Re: Quasi Judicial Public Hearing A + O Apartments (CPA 2014-00002; PDR 2014-00003; SDR
2014-00004; SLR 2014-00002)
Additional Written Comments Due February 10, 2015

Dear Mayor Cook and Members of the City Council,

On February 3, 2015, the Council left the above-referenced record open for new evidence and
testimony to be submitted until February 10, 2015 at 5:00 p.m.

On behalf of my clients, Jill Warren and Trudy Knowles, we are submitting this letter and its two
attachments.

The first attachment is a memorandum from Symons Engineering Consultants, Inc. regarding the
applicant’s floodplain analysis. Symons explains that the “no rise” rule allows no impact to the
floodplain elevation and unless the developer proves beyond a doubt somewhere in the approval
process that there is “no rise”, a minor impact means the approval criteria for the fill has not been met.

For the city of Tigard to approve the floodplain fill application as a condition of approval leaves
the city in a very precarious position. The applicant does not have enough credible evidence at this
juncture to show that the fill will result in no rise to the floodplain elevation.

We hope that the city council very carefully reviews the Symons Memo and its conclusion that
(1) the city planning office has not done a thorough review of the floodplain fill application and (2) the
FEMA maps will have to be changed and approved by FEMA for the floodplain alteration which is not at
all assured because of the deficiencies in the applicant’s drainage report and (3) there is much data
required for the no rise modeling that has not been provided hut wiil have an impact on the model
results.

The other attachment to this letter is a buildable lands inventory that was done by the city’s GIS
department after we made a public records request. Our report shows there are five properties that
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could be used for siting the developer’s project that would not require a comprehensive plan
amendment to remove a significant wetland from the city’s Goal 5 inventory. Contrary to what the
development team explained to the city council on February 3, 2015, the alternative analysis that there
are no other available sites includes the entire Tigard Planning Area (not just the Washington Square
Regional Plan area). The alternative analysis requires the council to find that there are no other sites in
the TPA that could site the apartment complex which would not require filling a significant wetland.
Again, we hope that the Council reviews the other five alternative sites and finds that the
comprehensive plan amendment should be denied.

If warranted, | will submit a responsive letter to any new evidence or testimony the
development team and/or staff submit during this first seven day period by the next deadline of
February 17, 2015.

Thank you for your careful review of this letter and attachments.

Very truly yours,

)

COF ELD LAW OFFICE

WL b2 &Z j//

borothy S. Cofiel )
Of Attorneys for Jill YWarren and Trudy Knowles

DSC:dsc
Attachments: As Stated



g E c 12805 C.E. Foefer Road

Lymone Engineering Consulfante, Ine. Portland, OR 97236
(503) 760-1353
Fax 762-1962

MEMO
70: Dorothy Cofield DATE: February 10, 2015
FIRM: Cofield Law Office
FROM: Dan Symons, PE
PROJECT: A+O Apartments PROJECT No: 15.04

At your request we have reviewed the application materials furnished with emphasis on the
“No-rise” Memo Attachment “E” of the Preliminary Drainage Report. The scope of this review
is not to perform a flood plain analysis in an attempt to confirm the applicant’s results but to
evaluate what was submitted for reasonableness.

Background:

s

The project proposes to construct a 215 dwelling unit apartment complex with
buildings, parking lot areas and landscaping. The development site plan shows the
project encroaching up to 35 feet into the existing 100 year flood plain and proposes to
place fill in the 100 year flood plain to accommodate the parking lot grading design.
The total area of flood plain impact is approximately 0.35 acres. The total fill volume
impacting the 100 year flood plain is unknown at this time.

The project proposes earth fill with a retaining wall on the “fringe” edge of the existing
100 year flood plain boundary. The project does not impact the “floodway” as shown
on the FIRM Map 410276059C. If no proposed development impacts the Federal
Regulatory Floodway as shown on the FIRM Map and as defined in the Federal
Regulation 44 CFR Section 60.3(d) then a Condition Letter of Map Revision (CLOMR)
and Letter of Map Revision (LOMR) are not a Federal requirement.

A Conditional Letter of Map Revision (CLOMR) is FEMA's comment on a proposed
project that would, upon construction, affect the hydrologic or hydraulic characteristics
of a flooding source and thus result in the modification of the existing regulatory
floodway, the effective Base Flood Elevations (BFEs), or the Special Flood Hazard
Area (SFHA). The letter does not revise an effective NFIP map, it indicates whether
the project, if built as proposed, would be recognized by FEMA. FEMA charges a fee
for processing a CLOMR to recover the costs associated with the review. Building

1



permits cannot be issued based on a CLOMR, because a CLOMR does not
change the NFIP map. Once a project has been completed, the community (City of
Tigard) must request a revision to the Flood Insurance Rate Map (FIRM) to reflect the
project. "As-built” certification and other data must be submitted to support the revision

request.

. A Letter of Map Revision (LOMR) is FEMA's modification to an effective Flood
Insurance Rate Map (FIRM), or Flood Boundary and Floodway Map (FBFM), or both.
LOMRs are generally based on the implementation of physical measures that affect
the hydrologic or hydraulic characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective Base Flood Elevations
(BFEs), or the Special Flood Hazard Area (SFHA). The LOMR officially revises the
Flood Insurance Rate Map (FIRM) or Flood Boundary and Floodway Map (FBFM), and
sometimes the Flood Insurance Study (FIS) report, and when appropriate, includes a
description of the modifications. The LOMR is generally accompanied by an annotated
copy of the affected portions of the FIRM, FBFM, or FIS report.

All requests for changes to effective maps, other than those initiated by FEMA, must
be made in writing by the Chief Executive Officer (CEQO) of the community or an official
designated by the CEQ. Because a LOMR officially revises the effective NFIP map, it
is a public record that the community must maintain. Any LOMR should be noted on
the community's master flood map and filed by panel number in an accessible location.

. The project has approval for fill impacts to the wetland from the Corps of Engineers.
This does not imply any official review of the “No-rise” analysis from COE/DSL, FEMA,
or the City of Tigard for impacts to the BFE or SFHA.

. The City of Tigard Municipal Code Section 18.775.070 requires a no rise in elevation
of the Base Flood Elevation since the project does not qualify for a balanced cut and
fill approach in the floodplain. Since the SFHA will be affected by this project, even if
“No-rise” is confirmed, it appears the City must request a revision to the FIRM after a
project is built in the flood plain. It is assumed that the “other data” referred to in item
3 above would include the No-rise analysis.

. The project is in the preliminary stages of planning. The preliminary storm drainage
report conducted by Otak, Inc. has analyzed a portion of Ash Creek from just below
SW Hall and SW Oak Streets to just above Hwy 217 to see if the proposed
development will cause a rise in elevation of the existing accepted 100 year flood
plain. The preliminary drainage analysis states that the latest HEC-2 model data used
to establish the 2005 FIRM Map flood elevations was obtained for use in the modeling.
The next step performed was to bring the existing data into the latest version of
modeling software required by FEMA called HEC-RAS and model the Ash Creek
channel and flood plain to establish a new “Original FIS Model” called the “Revised
Existing Conditions” model. The developer's engineer chose to include additional new
cross sectional data to run the “Revised Existing Conditions Model” using surveyed
data within the project area and interpolated data upstream of the project area. The
analysis does show a slight rise in elevation from the “Original FIS Model” to the
“Revised Existing Conditions Model”. A 0.40’ rise in water surface elevation is
reported just upstream of the project at cross-section “G”, a 0.14’ drop in elevation at
the next section upstream, a 0.40’ rise in elevation at the next section upstream and a
2



0.22' elevation rise at the next section upstream, etc. A 0.02'-0.03’ rise is reported in
the Revised Existing Conditions Model just downstream of the project. This rise in
elevation for the pre-project conditions may be caused by a number of factors and is to
be expected at this order of magnitude when converting from the HEC-2 analysis to
the HEC-RAS analysis with no change in any other variables. We cannot determine if
the rise in the pre-project condition was caused by the update in software, the
additional sections, or some combination of both. We also can’t determine if FEMA
approved the “Revised Existing Conditions” model before the next step was taken.
The next step was to run the analysis with the proposed development conditions and
establish the “Project Conditions Model”. The “Project Conditions Model” for after
development shows a “No Rise” in the flood elevation when compared to the “Revised
Existing Condition” for the updated pre-project condition implying the fill may not have
any effects on the flood plain flow characteristics or the Base Flood Elevation.

Due to time constraints, we were unable to determine if a change in water surface
profile/ BFE, or SFHA solely due to utilization of the latest software would require a
change in the FIRM but believe that is a decision left up to the community.

Figure 4 of the Appendix D — CWS Water Quality Sensitive Areas Service Provider
Letter shows wetland enhancement of 3.2 acres consisting of planting 8369 trees and
shrubs, and 7419 rushes located primarily in two bands, one that parallels the south
edge the development at the retaining wall and another that parallels Ash Creek
including the floodway. This will affect n-values in the floodway.

10. Appendix B — Hydraulic Model Output for the No-Rise Memo gives the 100-year flow

11.

of 850 CFS in Ash Creek both above and below the project for both the Existing
Condition and the Proposed Condition while showing slightly less flow area and
velocity in the Proposed Condition. Although it is small, the output also does not
reflect the increase of approximately 3.3 CFS in peak flow caused by the development
during the 100-year event which surpasses the capacity of the proposed detention

system.

Page 2 of the April 28, 2014 Technical Memorandum from Otak shows the effective
FIRM cross sections used in the original model but does not indicate the location of
the added 2 survey cross sections located within the project area nor the added 2
interpolated cross sections immediately upstream. Additionally, Page 4 of the same
memorandum appears to use cross section “stations” for the model’s cross section
names. The added interpolated section named 204880 appears to be out of sequence
with the rest of the progression so either its name, the location in the model, or the
calculated water surface elevation needs to be clarified.

12.There is much data required for the HEC-RAS model that has not been provided in the

materials submitted that will have an impact on the model results. Manning’s N-values
are required for the main channel, the left and right overbanks, and any notable
change in surface conditions within the floodplain, not just the floodway, that would
affect the energy losses and therefore computed water surface elevation. Additionally
there are other analysis options within the program that can have an impact on the
computed results such as energy loss methodology, utilization of expansion and
contraction coefficients, ineffective flow areas, etc. just as the inclusion (or exclusion)

3



of surveyed or interpolated cross section data will too. Most of these variables are at
the discretion of the certified modeler.

To summarize:

1) It needs to be confirmed the effects of wetland enhancement plantings in the flood
plain and floodway were taken into consideration for the matured growth state in the
“Project Conditions” model as this could have a significant impact on energy losses
and therefore model results.

2) The additional runoff from the development needs to be included in the 100 year peak
flow “Project Conditions” analysis unless calibration of actual water surface elevations
for specified events, or other conservative assumptions of similar magnitude, justify
otherwise.

3) Itis recommended that FEMA approve the Revised Existing Conditions before relying
upon it for further modeling. The analysis should show the location of the added cross
sections and the location of cross section 204880 should be verified along with all data
and options utilized.

4) Only after all this is considered can the combined effects of storage reduction, reduced
top width/cross sectional flow area and a reduction in channel slope/velocity proposed
by this project be assumed to result in no net change in water surface elevation for the
slight increase in 100-year flow.

Conclusion:

The project does not appear to have gross impacts to the 100 flood plain given the level of
encroachment and the minor loss in flood storage volume. However “No-rise” is a tight
standard and there are several small issues that cumulatively could lift the analysis above a
“no-rise” condition that, in my opinion, should be evaluated independently by a registered PE
with modeler certification for both the “Revised Existing Conditions” and the “Project
Conditions” before a Land Use Approval Decision. Otherwise it will require far reaching
Conditions of Approval to ensure “No-rise” compliance that will probably make both the City
and the developer uneasy.

It is understood that many assumptions are made in the field of hydrology that could affect
the calculated difference in 100-Year Water Surface Elevation results by several percentage
points which makes enforcing the “No-rise” standard with HEC-RAS akin to measuring the
thickness of a hair with a very precise yardstick. To our knowledge, no AHJ has done a
technical review of the No-rise Analysis nor has sufficient data been submitted to do so.
Region 10 FEMA staff may be able to provide additional guidance.

Italics are quotation from FEMA 's website.
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Garx Pagenstecher

From: Gene Davis <fmf.india@yahoo.com>

Sent: Monday, February 09, 2015 4:42 PM

To: Nawzad Othman

Cc: Mayor John L. Cook; Gary Pagenstecher; Ryan O'Brien
Subject: Dedication of park land

Attachments: trail system map.pdf

Dear Nawzad,

| have met with several of the community citizens who are opposed to your development. |
do believe we can get them to sign off and allow you to have the footprint with the wetland
consideration you have applied for, as a trade off to the community for a park with the
remainder of Orland’s unusable land. You might note that the City of Tigard has acquired
most of the land along Ash Creek, between Greenburg Road and Shady Lane. You have
offered to contribute easements across your land for trail systems which have limited
access to the May 17, 2001 trail map, which | am attaching. This plan directed a 5 mile
Ash Creek trail loop to go under HWY 217, along with your side or my side of Ash Creek
through Metzger Park and Red Tail Golf Course then back to the Fanno Creek trail, to SW
North Dakota and point of beginning. If you point out that gifting the unusable portion of
your wetlands to the City of Tigard for a park as a condition for getting a fill permit in your
wetland, that would make your project less crowded for your tenants and less costly, and
more likely to be approved by the City Council. Besides, | will get behind it and promote it
to the best of my ability.

The reason the May 17, 2001 trail map will not work at this time, is because in 1986 the
City water master directed a 16 inch water main to be installed along Southern Pacific
Railroad at an elevation that blocked Ash Creek’s overflow into Fanno Creek. There is
over 6 ft., drop on Ash Creek, between Shady Lane and Fanno Creek which is half a mile.
4.5 of that 6 ft. is in the last 135 ft. from the water main to Fanno Creek. That installation
caused Ash Creek to back up and silt in over half a mile and deposited 3 ft. or more of
sediment in the two 12ft. X 9ft. box culverts under HWY 217 as well as the entire length of
Ash Creek to Oak Street. Between that time and 2000 when the FEMA maps were
revisited, some creative elements of our society sand bagged the 2 culverts along HWY
217, one side of which is still sand bagged | believe, just before the new FEMA maps were
created. All this eliminated the possibility of a trail system going underneath and through
one of the 9 ft. X 12 ft. high culverts. We finally achieved our goal of getting permission to
lower the City water main which we hope to do next year. When that occurs the water
table will also be lowered 2ft. to 3 ft. and both your field and mine would provide a good
base for a football field, tennis courts and various park amenities.

The attached May 17, 2001 Washington Square Regional Center trail map is too large to
get on my scanner so | can't give you the full circle. But it will be a great benefit to your

project as well as ours if it could be implemented.
1



Thank you very much!

Dr. Gene Davis
President

Foreign Mission Foundation
10875 SW 89" Ave

Tigard, OR 97223

Tel: 503 246 5862

Fax: 503 977 9343
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Transmittal

Emetio Design Cell: 503-780-4061
8285 SW Nimbus Ave, Suite 180 Email: ryano@emeriodesign.com
Beaverton, Oregon 97008

TOx: Mayor John Cook and Tigard City Councilors
FROM: Ryan O'Brien, Planning Consultant
DATE: 2-13-15

SUBJECT: A+O Apartments — Condition of Approval No. 8

The letter to the Tigard City Council dated 2-10-15 from Jerry Offer of OTAK

suggested the following condition of Approval No. 8:

8. When required by the City of Tigard, the property owner (Orland Ltd.)
shall sign an agreement with the City of Tigard dedicating the SW Lincoln
Street right-of-way to a width required by the City over Tax Lots 3300 and
3302, Tax Map 1S51-35AB from the north property line to SW Oak Street.
This right-of-way dedication will also include the full length of Tax Lot 3302
along SW Oak Street. The owner of tax lot 3300 and 3302 will be paid the
appraised value of the right-of-way dedication based upon an appraisal to
be ordered by the Cily of Tigard. The developer(s) of property that triggers
the need for dedication of the right-of-way will be required to compensate
the owner of tax lots 3300 and 3302 for the fair market value of the right-
of- way dedicated, and such developer(s) shall be responsible for
improving this segment of SW Lincoln Street as required by the City. An

being issued for the approved A+O Apartments project.

We have reviewed this suggested condition of approval and request the following

changes:

1. This agreement needs to be recorded as a deed restriction on Tax Lots 3300
and 3302 prior to issuance of any construction permits for the approved A+O

apartments not just recorded.

2. This agreement needs to pass to Orland heirs, assigns or future purchasers of

Tax Lots 3300 and 3302.




3. Any property owner or developer would have the right to pay for the Lincoln
Street right-of-way after completion of the city appraisal. The developer or
property owner that pays for this right-of-way would not be obligated to develop
Lincoln Street. One developer or property owner could pay for the purchase of

the right-of-way and another developer property owner could actually construct. ..

Lincoln Street if their development sequence occurs before the sequence of the
developer or property that paid for the right-of-way.

4. When Orland, their assigns or heirs are paid for the right-of-way, the right-of-
way will be immediately dedicated to the City of Tigard.

5. The goal of condition No. 8 is to secure the Lincoln Street right of-way. How
it is developed is another issue and will be dealt with when other properties are
approved for development in the future. At this time, we do not know which
developments will trigger the improvement of Lincoln Street. Based on these
issues, we propose the following revised Condition of Approval No. 8:

8. When required by the City of Tigard, the property owner (Orland Ltd.)
shall sign an agreement with the City of Tigard dedicating the SW Lincoln
Street right-of-way to a width required by the City over Tax Lots 3300 and
3302, Tax Map 1S1-35AB from the north property line to SW Qak Street.
This right-of-way dedication will also include the full length of Tax Lot 3302
along SW Oak Street. The owner of Tax Lot 3300 and 3302 will be paid
the appraised value of the right-of-way dedication based upon an
appraisal to be ordered by the City of Tigard. This right-of-way will be
immediately dedicated to the City of Tigard following payment to Orland,
their assigns or heirs based on the above mentioned appraisal. This
agreement shall be recorded as a deed restriction on Tax lots 3300 and
3302 prior to issuance of any construction permits for the approved A+QO
Apartments project. This agreement shall pass to any future property
ownetrs, he/rs or assigns of Tax Lots 3302 and 3300




Coreld

Dorothy S. Cofield,
Antorney at Law

VIA ELECTRONIC MAIL

February 17, 2015

Mayor John Cook and Tigard City Council
c/o Gary Pagenstecher — garyp@tigard-or.gov
Tigard Civic Center — Town Hall

13125 SW Hall Blvd

Tigard, Oregon

Re:  Quasi Judicial Public Hearing A + O Apartments (CPA 2014-00002; PDR 2014-
00003; SDR 2014-00004; SLR 2014-00002)

Dear Mayor Cook and Members of the City Council,

On February 3, 2015, the Council left the above-referenced record open for new evidence
and testimony to be submitted until February 10, 2015 at 5:00 p.m. and allowed any party to
respond to the new evidence and testimony by February 17, 2015. On February 10, 2015, the
applicant and its representatives submitted additional written testimony and evidence. On behalf
of my clients, Jill Warren and Trudy Knowles, we are submitting this letter to address the
February 10, 2015 submittals. ‘

Steven L. Pfeiffer February 10, 2015 Letter

Response to Item 1: The attorney for the applicant argues that the MUE-1 and MUE-2
zones do not have to have mixed uses within the development and cites a portion of the Tigard
Development Code (“TDC”) as authority. See Pfeiffer Letter, dated February 10, 2015, p. 1-2.
The attorney argues that the A -+ O development can be solely residential based on the definition
at TDC 18.520.020.G. His analysis makes no sense because it would allow every future
development within the Washington Square Regional Plan (WSRP) to be residential, which
would defeat the mixed use designation. If the City Council accepts the developer’s
interpretation that a development can be solely residential, all new development within the
WSRP could end up as apartments.

Response to Item 2: My clients submitted a buildable lands inventory on February 10,
2015 that demonstrates there is vacant land within the Tigard Planning Area that would not

1




require a comprehensive plan amendment to the City’s Goal § Significant Wetland Inventory.
Furthermore, the applicant, not the opponents, has the burden of proof of meeting the
comprehensive plan amendment criteria, which has not been met.

Response to Item 3: The applicant’s attorney argues that the city engineer may change
the collector width for a street under TDC 18.350.070.C.8. In order to do so, the city engineer
must have findings that public safety will not be compromised. There is ample evidence in this
record that Oak Street is dangerous and will become even more dangerous for pedestrians with
the proposed A + O apartment traffic. Omitting one of the required lanes and allowing parking
on both sides of the street will compromise public safety, as shown by the Tualatin Valley Fire &
Rescue (TVF&R) guidelines. See Record, Exhibit “B.” The city engineer found that “the center
turn lane is not warranted but has determined an alternative design will better serve multimodal
transportation options.” See Staff Report, p. 25. Having a bike lane and sidewalks does not
explain or show why the public safety will not be compromised when a left hand turn lane was
seen as necessary in the adopted WSRP.

Response to Item 4: The applicant’s attorney states that the developer mitigating for only
half of his development impact is “roughly proportional.” The staff report, Section VIII: Impact
Study, shows that the development has a full impact of $3,431,596. After paying a traffic impact
fee of $1,098,111 and improving Lincoln Street (full improvements'), there remains $1,576.485
of unmitigated impacts. Dolan allows the City to impose conditions and exactions so that the
developer’s portion is roughly proportional to the impacts of development. Foisting 50% of the
impacts on the public is not “roughly proportional” under basic math principles, especially when
the developer may be using a federal program to finance the development (EB-5). See Staff
Report, p. 54. The argument that the City can impose 50% less than the stated impact through
exactions does not make any sense for the City, or the public.

Response to Item 5: The applicant’s attorney argues that the TVF&R’s “No Parking”
requirement on streets 26 feet or less in width is aspirational. It is true the City has jurisdiction
over its city street standards and not TVF&R. However, the applicant will have a hard time
proving that public safety is not compromised in light of the TVF&R rules and comments in the
record. Does the City really want to be responsible for accidents that occur on this narrower
stretch of Oak Street because it allowed parking on both sides of the street, inconsistent with the
TVF&R comments? See Exhibit B.

Kittelson & Associates Inc. February 9, 2015 Voluntary Transportation improvements Memo:
These “voluntary” improvements are by no means assured and cannot be used to meet an
approval standard. The developer wants to narrow Oak Street, omit a left hand turn lane; sell the
future extension of Lincoln Street to the City at its fair market value at some time in the future
and then offers a raised pedestrian crossing to address the city council’s concerns of speeding on
Oak Street. There is no evidence in the record that these paltry, voluntary measures will mitigate
for the applicant’s traffic impacts and restore the public’s safety that will be compromised due to
the impact of 215 apartments and a narrow collector.

L1t is not clear from the staff report and conditions of approval if the applicant is doing a full street improvement on
Oak Street. If not, there is even more of a development impact that is not being mitigated.

2



Dr. Davis February 9, 2015 Electronic Mail: My clients are not in favor of filling the wetlands
and floodplain on the A + O apartment property as a “trade-off for a park on the Orland unusable
land.

OTAK February 10, 2015 Memorandum: OTAK proposes to construct an asphalt path on a
portion of Oak St. to 90" and add a raised crossing. A look at the photographs of the proposed
pathway and the narrow width of Oak Street does not aide the developer’s request to make Oak
Street narrower (i.e. omit a lane). The city council should reject these superficial street
improvements and deny the applicant’s request for the exception to make Qak Street a narrower
collector than required in the WSRP.

Mike Preebles February 10, 2015 OTAK Memorandum: Mr. Preebles explains that parking on
the south side of Oak Street will meet the TVF&R 20-foot wide standard for its fire engine aerial
apparatus. The 23-foot paved width of travel lanes is 4 feet under the recommended width to
allow on street parking. The city council should not approve the exception to make Oak Street
narrower and at a minimum, not allow parking on the south side of Oak Street, following

TVF&R’s rules.

Jerry Offner, OTAK February 10, 2015 Memorandum: Mr. Offner is suggesting that the bus
shelter condition that Trimet recommended not be imposed. Without a binding condition, the
applicant cannot meet the approval standards for walkability and ridership. Even with the
condition, the applicant cannot meet the approval criteria at TDC 18.350.050.A. because there is
not sufficient evidence in the record to show vehicular and pedestrian safety standards have been
met. The city council should deny the development on this basis. The proposed revisions to
Conditions 7 and 8 continue to show that this site is not meant for the scale of this development.
The applicant is asking for all sorts of exceptions from the city’s development code such as a
narrower width of collector; leaving half the costs of the development for the public to pay;
asking for a comprehensive plan amendment to remove a significant wetland from the City’s
Goal 5 Inventory; filling a portion of the floodplain when the no-rise analysis is not accurate;
allowing parking on a street width that does not meet TVF&R guidelines; promising
“facilitation” of future infrastructure with no assurances that such infrastructure will ever be built
or dedicated.

The City Council should deny the applications on their many failures to meet the City’s
development code.

Very truly yours,
COFIELD LAW OFFICE

gl 4 @%a//

DB??)ﬂly S. Cofiel
Of Attorneys for Jjll Warren and Trudy Knowles

DSC:dsc



Memorandum

To: Mayor John Cook and Tigard City Councilors
From: Jerry Offer, Otak Senior Planner
808 SW 3 Avenne . ) .
Syite 300 Cop|es: Skip Grodahl (DBG Oak Street, LLC — applicant),
Portiand, OR 97204 Nawzad Othman (representing Orland Ltd. —
Phone (503) 287-6825 owner); Gary Pagenstecher, Tigard Planning Dept.
Fax (503) 415-2304
Date: February 17, 2015
Subject: A+O Apartments — Response to Additional

Information Submittals

Project No.: City of Tigard Casefiles CPA 2014-00002; PDR
2014-00003; SDR 2014-00004; SLR 2014-00002.
Otak Project No. 17044

On February 10, 2015, several comment letters were submitted regarding the A+O Apartments
proposal (City of Tigard Casefiles CPA 2014-00002; PDR 2014- 00003; SDR 2014-00004; SL.R
2014-00002). The applicants’ project team would like to briefly respond to those comments in this
memorandum, and to provide additional explanation in two separate memorandums — one from
Mike Peebles regarding the floodplain analysis and one from Jerry Offer regarding responding to the
alternative sites assessment issue.

Jim Long, Jill Warren and Dorothy Cofield, representing Ms. Warten and Trudy Knowles, submitted
comments to the City Council asserting that the City of Tigard’s buildable lands inventory shows
five other properties that could be used for siting the developer’s project that would not require a
comprehensive plan amendment to remove a significant wetland from the city’s Goal 5 Inventory.
An attached memo from Jerry Offer along with maps of each site taken from the City’s own on-line
GIS maps takes a closer look at each of the properties that they have cited and concludes that none
of these other sites meet the applicant’s objectives in meeting the specific needs of the intended use
due primarily to distance from the Washington Square Regional Centet; size of parcel or developable
area on the site; zoning; ownership by a public agency for open space purposes; ownership by a
church along with the site already being developed with a church building; or inappropriate
development standards for an urban form of housing.

Ms. Cofield also submitted comments from Dan Symons, PE, of Symons Engineering Consultants,
Inc. reviewing the applicant’s sensitive lands analysis dealing with floodplain issues. An attached
memo from Mike Peebles, PE, of Otak has responded to comments raised by Mr. Symons and has
also provided additional explanation regarding how the applicant’s floodplain analysis was

conducted.

L:AProject\ 17000\ 17044\ Admin\ Cortesp \coverMemo021715.doc



City of Tigard City Council Page 2
A+ O Apartments Response February 17, 2015

Dr. Gene Davis submitted a copy of an email from himself to Nawzad Othman urging the property
owner of the A+O Apartments site, Otland Ltd., to get behind a plan to turn the wetland and
floodplain areas on the Orland property and the adjacent Davis property into a public park, along
with downstream storm drainage improvements which Dr. Davis believes will convert the wetland
area into upland which could be used for athletic fields. We have no comment on Dr. Davis’
assertions regarding the future of the wetlands in the area. The prospective developers, DBG Oak
Street LLC, have already offered to dedicate to the City of Tigard an open space and pedestrian
easement over the wetland and floodplain on the A+O project site for public open space purposes.

Ryan O’Brien of Emerio Design, on behalf of Dr. Davis has submitted 2 memorandum dated
February 6, 2015 which includes a recommendation for a revised condition of approval No. 8 for
the subject application which would require the applicant to agree to execute an agreement whereby
Orland Ltd would dedicate the necessary right-of-way for an extension of SW Lincoln Street to SW
Oak Street prior to any construction permits being issued for the A+O Apartments. The agreement
Mr. Obrien proposes would require that any property owner that would need to improve this
section of SW Lincoln Street as a condition of their development project approval to reimburse
Orland Ltd. the fair market value for the road right-of-way. The project team has no issue with this

recommendation.

Jill Warren and Jim Long have submitted comments related to the property owner’s representative,
Nawzad Othman, involvement in an affiliate which can help real estate clients raise capital through
the EB-5 Investor Green Card Program which was established by the Federal government. Mr.
Othman has confirmed that EB-5 Investment funding is not being used for the A+O Apartments
project. Neither Ms. Warren or Mr. Long have made any attempt to explain how this unrelated work
by an individual working on the proposed A+O development has any b