
Date:

Jurisdiction:

Local file no.:

DLCD file no.:

April 19, 2016

City of Forest Grove

311-15-000020-PlNG

005-15

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adopted amendment to a comprehensive plan or land use regulation on 04/15/2016. A copy of the 
adopted amendment is available for review at the DLCD office in Salem and the local government 
office. 

Notice of the proposed amendment was submitted to DLCD 35 days prior to the first evidentiary 
hearing.  

Appeal Procedures

Eligibility to appeal this amendment is governed by ORS 197.612, ORS 197.620, and 
ORS 197.830. Under ORS 197.830(9), a notice of intent to appeal a land use decision to LUBA 
must be filed no later than 21 days after the date the decision sought to be reviewed became final. 
If you have questions about the date the decision became final, please contact the jurisdiction that 
adopted the amendment. 

A notice of intent to appeal must be served upon the local government and others who received 
written notice of the final decision from the local government.  The notice of intent to appeal must 
be served and filed in the form and manner prescribed by LUBA, (OAR chapter 661, division 10).  

If the amendment is not appealed, it will be deemed acknowledged as set forth in 
ORS 197.625(1)(a).  Please call LUBA at 503-373-1265, if you have questions about appeal 
procedures.

If you have questions about this notice, please contact DLCD’s Plan Amendment Specialist at 503-
934-0017 or plan.amendments@state.or.us

DLCD Contact

NOTICE OF ADOPTED CHANGE TO A
COMPREHENSIVE PLAN OR LAND USE REGULATION

mailto:plan.amendments@state.or.us


4/15/2016

005-15 {24105}

DLCD FORM 2 NOTICE OF ADOPTED CHANGE 
TO A COMPREHENSIVE PLAN OR 

LAND USE REGULATION 

FOR DLCD USE 

File No.: 

Received: 

Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation 
no more than 20 days after the adoption. (See The rules require that the notice include a 
completed copy of this form. This notice form is not for submittal of a completed periodic review task or a plan 
amendment reviewed in the manner of periodic review. Use for an adopted urban growth boundary 
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary 
amendment over 100 acres adopted by a metropolitan service district. Use for an adopted urban reserve 
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use 
___ with submittal of an adopted periodic review task. 

Jurisdiction: City of Forest Grove 

Local file no.: 311-15-00020-PLNG 

Date of adoption: 3/28/2016 Date sent: 4/15/2016 

Was Notice of a Proposed Change (Form l) submitted to DLCD? 
Yes: Date (use the date oflast revision if a revised Form lwas submitted): 11/2/2015 
No 

Is the adopted change different from what was described in the Notice of Proposed Change? @ No 
If yes, describe how the adoption differs from the proposal: 

Mixed use area north of David Hill Road and west of Thatcher Road was reduced in size from approximately 30 
acres to approximatrly 9.5 acres. 

Local contact (name and title): Daniel Riordan, Senior Planner 

Phone: (503) 992-3226 E-mail: driordan@forestgrove-or.gov 

Street address: 1924 Council Street City: Forest Grove Zip: 97116-

PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY 

For a change to comprehensive plan text: 
Identify the sections of the plan that were added or amended and which statewide planning goals those sections 
implement, if any: 

N/A 

For a change to a comprehensive plan map: 
Identify the former and new map designations and the area affected: 

Change from Community Commercial 
exception was required for this change. 

Change from Town Center Support 
exception was required for this change. 

to Town Center Transition 

to Town Center Transition 

24.2 acres. A goal 

22.6 acres. A goal 

Change from to acres. A goal exception was required for this change. 

Change from to acres. A goal exception was required for this change. 

Location of affected property (T, R, Sec., TL and address): 

The subject property is entirely within an urban growth boundary 

The subject property is partially within an urban growth boundary 

-1- Form updated November 1, 2013 



If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or by a city with a 
population less than 2,500 in the urban area, indicate the number of acres of the former rural plan designation, by 
type, included in the boundary. 

Exclusive Farm Use -Acres: N/A 

Forest-Acres: N/A 

Non-resource - Acres: 

Marginal Lands-Acres: 

Rural Residential - Acres: N/ A Natural Resource/Coastal/Open Space - Acres: 

Rural Commercial or Industrial - Acres: N/ A Other: - Acres: 

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or 
establishment or amendment of an urban reserve by a city with a population less than 2,500 in the urban area, 
indicate the number of acres, by plan designation, included in the boundary. 

Exclusive Farm Use - Acres: N/ A 

Forest-Acres: N/A 

Non-resource - Acres: 

Marginal Lands -Acres: 

Rural Residential-Acres: N/A Natural Resource/Coastal/Open Space -Acres: 

Rural Commercial or Industrial - Acres: N/ A Other: - Acres: 

For a change to the text of an ordinance or code: 
Identify the sections of the ordinance or code that were added or amended by title and number: 

Forest Grove Development Code Article 3 (Zoning Districts), Article 4 (Overlay Districts), Article 7 (Miscellaneous 
Provisions), Article 8 (General Development Standards), Article 12 (Definitions), Forest Grove (Design Guideline 
Handbook). 

For a change to a zoning map: 
Identify the former and new base zone designations and the area affected: 

Change from Single Family (R-10) to Mixed Use (NMU) 

Change froIJ1 Commercial Planned Dev (CPD) to Mixed Use (NMU) 

Change from Light Industrial (LI) to Mixed Use (NMU) 

Change from CC & TCT to TCT Acres: 46.8 

Identify additions to or removal from an overlay zone designation and the area affected: 

Overlay zone designation: Acres added: Acres removed: 

Location of affected property (T, R, Sec., TL and address): 

List affected state or federal agencies, local governments and special districts: None 

Acres: 8.5 

Acres: 6.4 

Acres: 23.5 

Identify supplemental information that is included because it may be useful to inform DLCD or members of the 
public of the effect of the actual change that has been submitted with this Notice of Adopted Change, if any. If the 
submittal, including supplementary materials, exceeds 100 pages, include a summary of the amendment briefly 
describing its purpose and requirements. 

Amendments to the Comprehensive Plan Map to implement policies in the Plan pertaining to Town Center 
Expansion. Amendments to Forest Grove Official Zoning Map to implement changes to the Forest Grove 
Comprehensive Plan Map as part of Periodic Review (2014). Amendments to Forest Grove Development Code to 
establish Neighborhood Mixed Use, increase maximum residential development density in the Town Center, 
specificy minimum off-street parking requirements for multifamily residential development. 

-2- Form updated November 1, 2013 
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TAXLOT ACRES STREETADDRESS CITY 
00100 23.50 3081 SUNSET OR FOREST GROVE 
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1.59 44395 NW DAVID HILL RD FOREST GROVE 
2.37 44471 NW DAVID Hill RD FOREST GROVE 
1.72 2745 NW THATCHER RD FOREST GROVE 
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0.25 1113 GALES CREEK RD FOREST GROVE 
0.53 1105 GALES CREEK RD FOREST GROVE 
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3401.00S03W06BB-000003400 

00400 
00890 
01300 
01400 
01500 
01600 
01700 
01801 
01900 
02200 
02300 
02301 
02400 
02500 
02600 
02700 
02800 
02900 
03000 
03100 
03200 
03300 
04200 
04300 
04400 
04600 
04700 
04801 
04900 
05900 
06000 
06100 
06500 
06501 
06600 
06700 
06800 
06900 
07001 
07002 
08301 
08400 
08600 
09400 
09500 
09700 
09701 
09800 
09900 
10000 
10100 
11300 
01700 
03301 
03400 

0.29 2037 CEDAR ST 
0.42 2011 CEDAR ST 
0.19 2339 PACIFIC AV 
0.25 2338 PACIFIC AV 
0.18 2328 PACIFIC AV 
0.25 2320 PACIFIC AV 
0.42 2318 PACIFIC AV 
0.25 1929 CEDAR ST 
0.36 2308 PACIFIC AV 
0.09 1928 DOUGLAS ST 
0.11 1924 DOUGLAS ST 
0.06 2328 PACIFIC AV 
0.22 
0.18 2317 19TH AV 
0.17 1919 CEDAR ST 
0.17 1913 CEDAR ST 
0.12 1909 CEDAR ST 
0.14 2307 19TH AV 
0.13 2313 19TH AV 
0.44 2331 19TH AV 
0.16 1914 DOUGLAS ST 
0.11 2337 19TH AV 
0.24 1923 BIRCH ST 
0.13 1919 BIRCH ST 
0.11 1915 BIRCH ST 
0.12 1905 BIRCH ST 
0.36 2213 19TH AV 
0.12 2217 19TH AV 
1.30 2231 19TH AV 
0.33 2137 19TH AV 
0.16 2137 19TH AV 
0.10 2129 19TH AV 
0.31 2134 19TH AV 
0.24 
0.14 2120 19TH AV 
0.26 2118 19TH AV 
0.13 1839 ASH ST 
0.13 1833 ASH ST 
0.13 
0.17 
0.50 2218 19TH AV 
0.26 2210 19TH AV 
0.lS 2202 19TH AV 
0.12 1824 CEDAR ST 
0.14 1828 CEDAR ST 
0.38 2338 19TH AV 
0.26 1824 DOUGLAS ST 
0.28 2324 19TH AV 
0.65 2314 19TH AV 
0.20 1831 CEDAR ST 
0.14 1823 CEDAR ST 
0.32 2226 19TH AV 
0.99 1905 PACIFIC AV 
0.27 2040 "A" ST 
0.35 2022 "A" ST 

FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 
FOREST GROVE 

97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 
97116 

cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
cc 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
TCS 
cc 
cc 
cc 
cc 
cc 
cc 
TCS 
TCS 
TCS 
TCS 

TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 
TCT 



3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W06BB--000003500 03500 0.47 1814 21ST AV FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688-000003600 03600 0.08 2039 "B" ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 B 000 3401.00S03W06BB--000003701 03701 0.10 FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688-000003702 03701 0.10 2033 "8" ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688--000004900 04900 0.17 1924 "A" ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 - 000 3401.00S03W0688--000004901 04901 0.07 1828 PACIFIC AV FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W068B--000005600 05600 0.43 1918 A ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 B 8 000 3401.00S03W068B--000005800 05800 0.32 1910 "A" ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688--000005900 05900 0.11 1900 A ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 B 000 3401.00S03W0688--000006000 06000 0.28 1817 19TH AV FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688-000007200 07200 0.12 1921 "A" ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688--000007300 07300 0.29 1917 A ST FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 B 000 3401.00S03W06BB--000007400 07400 0.27 1909 A ST FOREST GROVE 97116 TCS TCT 

3401 .00 5 03 .00 w 06 8 8 000 3401.00S03W0688--000007500 07500 0.11 1901 A ST FOREST GROVE 97116 TCS TCT 

3401 .00 5 03 .00 w 06 B B 000 3401.00S03W0688-000007600 07600 0.09 1911 19TH AV FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688--000007700 07700 0.111917 19TH AV FOREST GROVE 97116 TCS TCT 

3401 .00 s 03 .00 w 06 8 B 000 3401.00S03W068B-000010500 10500 0.36 FOREST GROVE 97116 TCS TCT 
3401 .00 N 03 .00 w 06 B B 000 3401.00S03W0688--000010600 10600 0.63 1919 COUNCIL ST FOREST GROVE 97116 TCS TCT 
3401 .00 s 03 .00 w 06 B B 000 3401.00S03W06BB--000012300 12300 0.35 1922 19TH AV FOREST GROVE 97116 TCS TCT 
3401 .oo s 03 .00 w 06 8 8 000 3401.00S03W0688--000013300 13300 2.60 1850 19TH AV FOREST GROVE 97116 TCS TCT 
3401 .00 s 03 .00 w 06 8 8 000 3401.00S03W0688--000013400 13400 1.39 1818 "8" ST FOREST GROVE 97116 TCS TCT 
3401 .00 s 03 .00 w 06 B B 000 3401.00S03W0688--000013800 13800 2.04 1821 MAIN ST FOREST GROVE 97116 TCS TCT 
3401 .00 s 03 .00 w 06 B B 000 3401.00S03W06BB--000013901 13901 1.61 FOREST GROVE 97116 TCS TCT 



ORDINANCE NO. 2016-03 

ORDINANCE AMENDING FOREST GROVE DEVELOPMENT CODE ARTICLE 3, 
ARTICLE 4, ARTICLE 7 AND ARTICLE 12 AND DESIGN GUIDELINE HANDBOOK 

TO IMPLEMENT POLICIES OF THE FOREST GROVE COMPREHENSIVE PLAN 
FILE NO. 311-15-00020-PLNG 

WHEREAS, The City of Forest Grove approved Ordinance 2014-01 and 2014-02 
updating the Forest Grove Comprehensive Plan; and 

WHEREAS, the updated Forest Grove Comprehensive Plan requires specific 
revisions to the Forest Grove Development Code to implement policies contained in the 
updated Forest Grove Comprehensive Plan; and 

WHEREAS, the City prepared the required amendments and forwarded the 
proposed amendments to the Planning Commission for consideration on January 5, 
2016; and 

WHEREAS, the City desires to make other amendments to the Development 
Code to promote the efficient use of land within commercial areas, encourage housing 
near transit and shopping; and 

WHEREAS, the Planning Commission held a public hearing on the proposed 
amendments on January 5, 2016; and 

WHEREAS, the Planning Commission adopted Planning Commission Findings 
and Decision Number 16-01 recommending approval of the proposed Development 
Code amendments; and 

WHEREAS, the City mailed by first class mail notice required under Measure 56 
to affected property owners on January 19, 2016; and 

WHEREAS, the City Council held a duly-noticed Public Hearing on the proposed 
ordinance on March 14, 2016, and continued the hearing on March 28, 2016. 

NOW THEREFORE, THE CITY OF FOREST GROVE ORDAINS AS 
FOLLOWS: 

Section 1. The City Council hereby adopts the Planning Commission's 
Findings and Decision dated January 12, 2016. 

Section 2. The City Council of the City of Forest Grove hereby adopts the text 
amendments to the Development Code, Articles 3, 4, 7 and 12 as shown on Exhibit A. 



Section 3. The City Council hereby finds that the proposed amendments are 
consistent with and meet the provisions of Development Code Section 10.2.630 Review 
Criteria Pertaining to Zoning Text Amendments as shown on Exhibit 8. 

Section 4. All other ordinances or portions thereof inconsistent or conflicting 
with this ordnance or any portions hereof are hereby repealed to the extent of such 
inconsistency or conflict. 

Section 5. This ordinance shall be effective 30 days following its enactment by 
the City Council. 

PRESENTED AND PASSED the first reading this 14th day of March, 2016. 

PASSED the second reading this 281
h day of March, 2016. 

APPROVED by the Mayor this 281
h day of March, 2016. 

Peter 8. Truax, Mayor 

Page 2 of 2 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Article 1 INTRODUCTION & PROCEDURES 
10.1.000 HOW TO USE THIS CODE 

This Development Code (Code) is organized as a reference document and is not intended to be read from 
cover to cover. Instead, it is organized so you may look up only the parts you need. The list of articles in the 
table of contents is very important, as are the section listings at the beginning of each article. Tables and 
charts are used in many places to summarize infom1ation. 

The Code is divided into nine articles, with each article containing related information. Note that numbers 9 
- l l are held for future articles: 

Article l 
Article 2 
Article 3 
Article 4 
Article 5 
Article 6 
Article 7 
A1iicle 8 
Article 12 

Introduction & Procedures 
Land Use Reviews 
Zoning Districts 
Overlay Districts 
Special Provisions 
Land Divisions 
Miscellaneous Provisions 
General Development Standards 
Use Categories & Definitions 

Article l provides basic information on the purpose and legal framework of the Code and describes how 
land use permits are classified for review under four different categories of procedure (Type I - Type IV). 
Information on application requirements, application review, public notice, public hearings and appeals are 
included in this article along with general provisions on administering the Code. 

Article 2 describes the various land use reviews and assigns decision authority. Some reviews may be 
applied for at the discretion of the applicant, such as a conditional use or adjustment request. Other reviews 
are mandatory in certain situations, such as design review. Article 2 includes the approval criteria for the 
land use reviews and cross-references the applicable procedures from Article I. 

Article 3 contains the standards for the different zoning districts. The districts are grouped into the 
following categories: 

• Residential Zones 
• Institutional Zone 
• Commercial 11nd Mixed_lI_se Zones 
• Town Center Zones 
• Industrial Zones 

Article 3 states which uses are permitted in each district, which uses are allowed in limited situations, which 
are conditional uses, and which are prohibited. The general development standards for each district are also 
included in Article 3. The development standards include requirements such as maximum building heights 
and setbacks. 

Article 4 contains the standards for overlay districts. Overlay districts consist of regulations that address 
specific subjects that may be applicable in a variety of areas in the City. The Code includes twe thr.e~ 
overlay districts: 

No changes are 
proposed to 
Articles 1 and 2. 

In Article 3 a 
new mixed use 

zone has been 
added to the 
Commercial 

Zones and 
amendments to 
consolidate the 
Town Center 
Transition (TCT) 
and Town 
Center Support 
(TCS) zones. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

• Master Plan 
• Planned Developments 
• Mixed Use.J:lillill.e.d DevelOJLtMJ11s 

Overlay districts apply in conjunction with the base zoning district and can modify the regulations and 
standards of the base district. The Official Zoning Map identifies the location of the zoning districts and 
overlay districts. 

Article 5 establishes the Natural Resource Areas process to protect environmentally sensitive areas. Special 
provisions and standards for historic landmarks, manufactured home parks and tree protection are also 
included in this Article: 

• Natural Resource Areas 
• Historic Landmarks 
• Tree Protection 
• Manufactured Dwelling Parks 
• Solar Access 
• Recreational Vehicle Parks 

Review procedures, approval criteria and development and design standards for special provisions are cross­
referenced or included in this article. 

Article 6 deals with land divisions. This article describes submittal requirements, approval criteria and 
design standards for lot line adjustments, partitions and subdivisions. Article I procedures for review of land 
divisions are cross-referenced. Article 8 standards for public improvements are also cross-referenced. 

Article 7 contains the regulations for specific uses (such as home occupations and accessory structures) that 
may be developed in several zoning districts. The regulations in Article 7 generally supplement the 
regulations of the Article 3 zoning districts. 

Article 8 describes the general development standards that are applicable to all new development or 
intensification of existing development (including land divisions and development on existing lots). This 
article includes standards for parking, landscaping, public improvements, signs, and other topics. The 
general development standards are grouped in Article 8 to provide consolidated information and less 
repetition in code language. 

Articles 9 - 11 are held for future topics. 

Article 12 describes the framework for the classification of individual uses into broad land use categories. 
This article also includes definitions of words that are not in common use or that have a specific meaning in 
the Code. 

A new overlay 
district is 
proposed to be 
included in 
Article 4. 

A new density 
bonus section is 
proposed for 
Article 7. 
Alternatively, 
this section 
could be 
included in 
Article 3. Also 
10.7.300 (cell 
towers) has 
been amended 
to include NMU. 

Article 8 has 
been amended 
to address 
parking for MF 
in the Town 
Center. 

Article 12 has 
been amended 
to add a 
definition of 
Car-Share 
Organization 
and modify 
definition of Net 
Density 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Article 2 LAND USE REVIEWS No changes 

Article 3 ZONING DISTRICTS 
10.3.010 CLASSIFICATION OF ZONES 

All areas within the corporate limits of the City of Forest Grove are divided into the following zones: 

PC Amendments 1/5/2016 

Table 3-1 
Zoning Districts 

Zoning District 
Single-Family Residential 

Single-Family Residential 

Single-Family Residential 

Suburban Residential 

Community Commercial 

Commercial - Neighborhood 

Town Center Core 

+e'NR GeRteF S1:1p13eFt 

Town Center Transition 

Overlay District <Article 4) 
Master Plan 

Planned Development 

Mixed Use Planned 
DeveJpJ'.lm.enl 

Map Symbol 
R-5 

R-7 

R-10 

SR 

cc 
NC 

TCC 

+G8 

TCT 

Map Symbol 
MP 

PD 

EXHIBIT A 

New 
Neighborhood 
Mixed Use zone 
added to table. 

TCS zone 
deleted as part 
of consolidation 
of Town Center 
zones. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

COMMERCIAL AND MIXED USE ZONES 
10.3.300 PURPOSE 

The City of Forest Grove has established two commercial zones to implement the Commercial designation 
of the Comprehensive Plan and one zone to i~.Jh.e_.M.ixep Use designatioJLof__fue_ComJllitli~ns.i~ 
flrul. The Neighborhood Commercial zone provides for limited commercial activities at a neighborhood 
scale. The Community Commercial zone is established to accommodate commercial uses with a community 
market focus and promote a concentration of mixed uses along the regional transit corridor. ~ 
~or.lIDooM~4. Us~z.one is established to eqc_o1n·~~Jhe dyvelopmen_t~~-striai:dr~~mix.e_d 
pse neighborhoods.. Additional commercial development opportunities are provided in the Town Center 
Zones. 

10.3.310 LIST OF COMMERCIAL AND MIXED USE ZONES 

A. Neighborhood Commercial (NC) 

The NC zone is established to provide for small to medium sized shopping and service facilities adjacent to 
residential neighborhoods. The district is intended to meet the convenience shopping and service needs of 
the immediate neighborhood and to have minimal negative impacts on surrounding residential uses. NC 
zones should be located on arterial or collector streets, preferably at an intersection. NC zones should be 
spaced at approximately one-half (Y2) mile intervals and each zoned area should be limited to a total size of 
approximately two (2) acres. 

B. Community Commercial (CC) 

The CC zone is established to promote a concentration of mixed uses - including retail, service, office and 
residential uses - along the regional transit corridor. The link between land use and transit is intended to 
result in an efficient development pattern that supports the regional transit system and makes progress in 
reducing traffic congestion and air pollution. The location, mix and configuration of land uses are designed 
to encourage convenient alternatives to the auto, a safe and attractive streetscape, and a more livable 
community. 

C. _Neigh.bm:ooodMixe_dllse <NMUJ 

Ib.e_Neighborhood Mixed Use zone is__e.stablis_he!;l_1o_sJ1ppm:t.th.e_develQPD1.e1lLQL.pedefilriaJ1-fr.ieudlY.Jnixed 
~e neigbbomo..o_ds with a di~r_sjtyjq the mix.ofhQ,!JS.iruuypes and neighborhood-scale retaH salesf1.,p£! 
~.fYi~~c2Jllc~£~=91r.~~x~a_ti~LM-~lai11_s~lll_ll.st_b_e~d_witb.in a ''Villa~ 
Center". The Vilrnge Center is intended to serve as the center of tb.e.J1cigbhQ[lIDnd pr0Yid.ID&£ill1Yenien_t 
a.kce.ss.JQAA.oos...and_s_e.rv_ic.es as well.J;ls_'._'.ili.ir.d.J11.ru;_e~e.s.id.ents can gatlwr. The NMU zone 
implements_J;he~J:.ompElien.siY.e_flau'_s Mixe_d Use_d~siguation. _MixedUse Planned.D_e_v.elopm_ent_approval 
is.J~J1iI:e~_in-1he_NMlLzo.11~n_OL<:kLto_wsureJhaUh~..obkQ.tiY.es_9Lt;ruLC_omRJ"~_b_en_sj_yeJ~lan._are__a.ddrs;.ss~, 

10.3.320 USE REGULATIONS 

Refer to Article 12 for information on the characteristics of uses included in each of the Use Categories. 

A. Permitted Uses. Uses allowed in the Commercial zones are listed in Table 3-10 with a "P". These 
uses are allowed if they comply with the development standards and other regulations of this Code. 

B. Limited Uses. Uses that are allowed subject to specific limitations are listed in Table 3-10 with an 
"L''. These uses are allowed if the com I with the limitations listed in the footnotes to the table 

A new mixed 

use zone is 
proposed to be 

added to the 
Commercial 

Zones section of 

the code. 

Purpose 
statement for 
the NMU zone 

emphasizes 
mixed use and 
pedestrian 
orientation. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

and the development standards and other regulations of this Code. 

C. Conditional Uses. Uses that are allowed if approved through the conditional use process are listed 
in Table 3-10 with a "C". These uses are allowed provided they comply with the conditional use 
approval criteria, the development standards, and other regulations of this Code. Section 10.2.200 
contains the conditional use process and approval criteria. 

D. Not Permitted Uses. Uses listed in Table 3-10 with an "N'' are not petmitted or prohibited. Existing 
uses may be subject to the regulations of Section I 0. 7.100, Nonconforming Development. 

E. Accessory Uses. Uses that are accessory to a primary use are allowed if they comply with specific 
regulations for accessory uses and all development standards. 

TABLE 3-10 Commercial and Mixed Use Zones Use Table 

USE CATEGORY NC cc NMil 
RESIDENTIAL L L :eLL 

Household Livin 
Li vino N N 

Transitional Housin N N 
Home Occupation L L 
Bed and Breakfast 

CIVIC I INSTITUTIONAL 

Basic Utilities p p f 
Major Utility Transmission c c k 
Facilities 
Colle es N c 
Commun it Recreation N p 

Cultural Institutions p p 

Da Care p p 

Erner enc Services c c 
Postal Services c p 

Relioious Institutions p 

Schools c 
Social/ Fraternal Clubs I Lo 

COMMERCIAL 
Commercial Lodging N [SJ 

L 
Eating and Drinking L 

p 
Establishments 
Entertainment - Oriented: 

- Ma'or Event Entertainment N N N 
- Outdoor Entertainment N N N 
- Indoor Entertainment N p L_ 
General Retail: 

NewNMU 
allows a wide 
range of uses 
with an 
approved 
MUPD. 

Those uses with 
footnote 13 are 
allowed 
anywhere within 
the MUPD. 
Those uses with 
footnote 14 are 

only allowed 
within a Village 
Center. 
Those uses with 
footnote 15 are 
restricted to 
uses existing as 
of the date of 
the ordinance is 
adopted (i.e., no 
new uses). 
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- Personal Services p p 

- Re air - Oriented p p 

- Bulk Sales N p N 
- Outdoor Sales L L L -
- Animal - Related N p 

Medical Centers N p N 
Motor Vehicle Related: L ti 

- Motor Vehicles Sale I Rental N 
- Motor Vehicle Servicing I N p 

Re air 
- Motor Vehicle Fuel Sales p p 

N p 
p 

INDUSTRIAL 

Industrial Services N N N 
Manufacturing and Production: c ti 

- Li ht Industrial N 
- General Industrial N N N 
Railroad Yards N N N 

N N 
Warehouse I Frei ht Movement N N 
Waste - Related 

OTHER 
Agriculture I Horticulture L L L -

Cemeteries N N N 
Detention Facilities N N N 
Min in N N N 
Wireless Communication L L LL~ 
Facilities 

P=Permitted L=Limited C=Conditional Use N=Not Permitted 
Footnotes: 

[I] Residential units are pennitted in conjunction with a mixed-use development in the NC zone, at a 
minimum density of3.48 and a maximum density of 4.35 dwelling units/net acre. 
[2] Residential units are permitted as a stand-alone use or as part of a mixed-use development in the CC 
zone, at a minimum density of 16.22 units/net acre and a maximum density of~ 3-Q units/net acre. 
Stand-alone residential projects shall have a minimum density of 16.22 units/net acre. There is no minimum 
density requirement when residential units are constructed over first floor commercial uses. 
[3] Home occupations pennitted as an accessory use to residential development, subject to compliance 
with the home occupation standards in Article 7. 
[4] Bed & breakfast inn limited to three (3) guest rooms in the NC zone, subject to compliance with the 
bed & breakfast inn standards in Article 7. 
[5] Recreational Vehicle Parks require obtaining a conditional use permit and compliance with the 

The proposed 
amendment to 
Footnote 2 
increases the 
density in the CC 
zone from 20.28 
to 30 units/net 
acre. 
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requirements of Section 10.5.500 et. seq. All other commercial lodging uses are permitted. 
[6] Restaurants are permitted in the NC zone (drive-through service is prohibited). 
[7] Outdoor sales in the NC zone are limited to plants and produce. Outdoor sales areas in the CC zone 
must be set back at least ten ( I 0) feet from street lot lines and lot lines abutting residential zones and the 
setback area must be landscaped. 
[8] Cleaning, sales and repair of motor vehicles and light equipment is permitted outright in the CC zone; 
sales and rental or heavy vehicles and farm equipment and/or storage of recreational vehicles and boats 
permitted with conditional use approval. 
[9] Automobile service station in the NC zone is limited to fuel sales and incidental repair service. [IO] 

As a conditional use pursuant to Section 10.2.200 et. seq., light industrial uses limited within a 
building no larger than 5,000 square feet in size with no visible emissions or odor outside the building, and 
with the added criteria that such use does not detract from the commercial viability of the area. 
[ 11] Wireless communication facilities are regulated by the standards in Article 7. 
[ 12] Domesticated fowl are allowed in conjunction with existing single-family uses and primarily for 
personal use. Domesticated fowl are allowed subject to these conditions. 

a. Up to 4 adult fowl over 6 months of age may be kept on any lot with a minimum area 
of 5,000 square feet. One additional adult fowl shall be permitted for each 2,000 
square feet of additional Jot area, up to a maximum of 12 fowl. 

b. No roosters shall be permitted. 
c. Animal waste matter shall not be allowed to accumulate. 
d. All animal food shall be stored in metal or other rodent-proof containers. 
e. Fencing shall be designed and constructed to confine all animals to the owner's 

property. 
f. All structures that house fowl shall be located at least 20 feet from all residences 

(except the animal owner's). 
g. All structures that house fowl shall be located at least 5 feet from any side or rear 

property line. 
LUJ.J\e_sidsmtiaLand_d_~~_us_es..=..Exisling_,Yse-2_ are ~1DitJ:..e.d.mlltigl1t_J.,le.RJis..e.5=~~~~.Q~F-ithin-a 
Mi~~J:Lanaed Deve!opment.ru1~<l~Ju1cJ: _wit~cJio.nJJL4J.illLJtesid~ntiaLdensity_shaU 
he establi~bed in the Mixed Use Planned Devehmment, 
LL41 .. Us .. e is_onJy__pe.rmittedivithi.nJhe Villag,e C..e.nte.L.Qf a Mix.e.dJls.e..Plan..ned De\'.elopm..e.nt.ap_p.ro_vedjn 
a..c .. @nl~_}Yjili.S~tLL0.,,4.300. 
I )\estrigted~uJies exi.stl_ E QF ADOPTEl2..QJID.lNAN.CE. 

Those uses with 
footnote 13 are 
allowed 
anywhere within 
the MUPD. 

Those uses with 
footnote 14 are 
only allowed 
within a Village 
Center. 

Those uses with 
footnote 15 are 
restricted to 
uses existing as 
of the date of 
the ordinance is 
adopted (i.e., no 
new uses). 
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10.3.330 COMMERCIAL AND MIXED USE ZONE DEVELOPMENT STANDARDS 

A. Purpose 

The development standards for the commercial and..mixe.d~zones are intended to promote efficient site 
planning, control the overall scale of buildings, and promote streetscapes that are consistent with the desired 
character of the twe zones. 

B. Development Standards 

Development standards for the NC, aoo CC aru.LNMU.zones are summarized below: 

TABLE3-ll 
c . I d M" d U Z ff ommerc1a an Ile Sf ones: 1mens1ona IR eqmrements 

SIA~llARll ~ ~ NM.Jl 

Maximum Use Size [ 1 l 2,000 square feet No maximum [5] 

N.o_Jru1xinrnm_ 

Minimum Lot Size 5,000 square feet 5,000 square feet (5] 

J"..IQ minimum 

Minimum Lot Width 50 feet 50 feet (5) 

J"..IQ minimum 

Minimum Lot Depth 100 feet None [5] 

J"..I.Q minimum 

Minimum Setbacks [2] 

- Front 14 feet None 
N.o_minimum!:! 

- Interior Side 5 feet None (5] 

No minim!!ID_ 

- Comer (street side) 14 feet None [5] 

bLo_minim!Jfil._ 
- Rear 15 feet None [5] 

Nruni.nim!Jfil._ 
Maximum Setback 20 feet See footnote [3] (5] 

NQ minimum 

Maximum Building Height [4] 35 feet 45 feet 35 feet 
45 feet l6l 

Minimum Landscaped Area 15% of site 15% of site No minimuml5l 

Footnotes: 

[l] Individual uses in the NC zone are limited to a maximum gross floor area of2,000 square feet by 
right. Uses larger than 2,000 square feet required conditional use permit approval. 

[2] New development in the NC and CC zones is subject to Design Review and the Screening & Buffering 
standards in Article 8. Side or rear yard setbacks may be required where the CC zone abuts a Residential 
zone. The need for a side or rear yard setback to provide privacy, access to sunlight and a transition between 
zones shall be evaluated in the Design Review Process. 

[3] To ensure that new development is oriented to the street, maximum building setback standards are 
established in the CC zone, as follows: 

a) For sites with one buildin , a minimum oftwen feet or 50% of the face of the 

As noted in 
footnote 5, 
Development 
standards will be 
established 
through the 
MUPD process. 

Footnote 6 
provides 
alternative 
height 
restriction for 
buildings in 
Village Center 
with MUPD 
approval. 
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building, whichever is greater, shall not exceed the maximum front yard setback of 
30 feet. The primary entrance shall be contained within that portion of the building 
meeting the maximum setback requirement. 

b) For sites with more than one building, the primary entrance of the building with 
the largest square footage shall be set back no more that l 0% of the depth of the 
average depth of the lot or 50 feet, whichever is lesser. Satellite buildings shall 
comply with the setback requirement of (a) above. 

c) There is no maximum setback for the area east of Oak Street. 

[4] A step-down in building heights may be required when a new commercial building in the CC zone is 
proposed within twenty (20) feet of a lower density residential zone (SR, R- l 0, R-7, and R-5). The need for 
a step-down in building heights to provide privacy, access to sunlight and a transition between zones shall be 
evaluated in the Design Review Process. The screening and buffering standards in Article 8 will be used as a 
guideline. 

L5J New development in the NMU ZQJ1e~,911ir~~,.p_r..9~Lqf_a.MixeiUl..s.eJ~lilllued ~y~entLMUeQl 
inJl..QQordarn;;~itb SectionJ..(L4Jlo.!L..I2eY..clQJ>..mmt.st~ndard~sta.blis.bedJbnwgllJb_eMUID.nr..o.c~-s.s~ 

10.3.340 COMMERCIAL ZONE DESIGN STANDARDS & GUIDELINES 

Commercial development in the NC and CC zones is subject to the design review process in Article 2 and 
standards in Article 8. 

10.3.400 PURPOSE 

The purpose of the Town Center zones is to implement the Forest Grove Town Center Plan and to reinforce 
the historic role of the downtown as the civic, financial and business center. +hree Tw..o.Town Center zones 
are adopted to reflect the distinctions between different areas of the Town Center and to focus pedestrian­
oriented retail uses to the traditional downtown core along Main Street. Specific development and design 
standards are adopted for the Town Center zones to reflect the established storefront character of the area 
and to enhance an active and attractive pedestrian environment for shoppers, employees and residents. 

10.3.410 LIST OF TOWN CENTER ZONES 

A. Town Center Core (TCC) 

The Town Center Core zone encompasses the traditional downtown core along Main Street. The purpose of 
this zone is to provide a concentration of retail and office uses in a defined area. Retail, service uses are 
required on the ground floor, with an emphasis on those uses that serve a walk-in clientele. Office and/or 
residential uses are allowed on upper floors. The design standards for this zone require a continuous 
storefront facade featuring streetscape amenities for the pedestrian. 

B. Town Center Transition (TCT) 

The Town Center Transition zone is established to increase employment and housing opportunities in close 
proximity to the Town Center Core. A mix of retail, office, light industrial and residential uses are allowed 
in the TCT zone, but ground floor retail uses are permitted but not required. Consistent streetscape 
improvements such as street lighting, street trees and sidewalks will link the Town Center Transition zone 
with the Town Center Core. 

Proposed 

amendments 

delete TCS in 

favor of TCT and 

make some 

changes to TCT 

to 
accommodate 

the 

consolidation of 
TCS and TCT 

zoned lands. 
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C. Town Center Support (TCS) 

The Tovm Center Support zone is established to increase employment aad housing opportuaities that 
support the Town Center Core. A mb, of office, light industrial and resideatial uses are allov,ed ia the TCS 
zone. Ground floor retail uses are permitted but aot required. Pedestrian and bicycle improvements ,,,,ii! link 
the Town Center Support zone with the Tovm Center Core. 

10.3.420 USE REGULA TIO NS 

Refer to Article 12 for characteristics of uses included in each of the Use Categories. 

A. Permitted Uses. Uses allowed in the Town Center zones are listed in Table 3-12 with a "P". These 
uses are allowed if they comply with the development standards and other regulations of this Code. 

B. Limited Uses. Uses that are allowed subject to specific limitations are listed in Table 3-12 with an 
"L". These uses are allowed if they comply with the limitations listed in the footnotes to the table 
and the development standards and other regulations of this Code. 

C. Conditional Uses. Uses that are allowed if approved through the conditional use process are listed 
in Table 3-12 with a "C". These uses are allowed provided they comply with the conditional use 
approval criteria, the development standards, and other regulations of this Code. The conditional 
use process and approval criteria are stated in Section 10.2.200. 

D. Not Permitted Uses. Uses listed in Table 3-12 with an "N" are not permitted. Existing uses may be 
subject to Section l 0.7. l 00, Nonconforming Development. 

E. Accessory Uses. Uses that are accessory to a primary use are allowed if they comply with specific 
regulations for accessory uses and all development standards. 

TABLE 3-12 
Town Center Zones: Use Table 

USE CATEGORY 

RESIDENTIAL 
Household Living 

Group Living 

Transitional Housing 

Home Occupation 

Bed and Breakfast 

CIVIC I INSTITUTIONAL 
Basic Utilities 

Major Utility Transmission Facilities 

Colleges 

Community Recreation 

Cultural Institutions 

Day Care 

TC-Core TC-Transition 

L[I] 

p[I] p 

N c 
L[2] 

p 

p p 

c c 
c c 
N p 

p p 

p p 

TC SuppoFt 

i,fB 

p. 

G 

i,Rt 
p. 

G 

G 
p. 

p. 

Proposed 

amendments 
delete TC 

Support (TCS) 

and consolidate 

with TC 
Transition (TCT). 
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Emergency Services c c G 

Postal Services c p .µ 

Religious Institutions c p .µ 

Schools c c G 

Social/ Fraternal Clubs I Lodges c p .µ 

COMMERCIAL 
Commercial Lodging [J ;i] [J ;i] w 
Eating and Drinking Establishments f4t-W Pf4t-W p. 

Entertainment - Oriented: 
- Major Event Entertainment N ~ G 

- Outdoor Entertainment N N N 
Proposed 

amendments 
- Indoor Entertainment p p p. 

split footnote 3 
General Retail: into 3 and 4 and 
- Sales - Oriented p p p. 

renumbered all 
- Personal Services p p p. 

subsequent 
- Repair - Oriented p p p. footnotes. 
- Bulk Sales [,) §] LL~ fil 1:::W 
- Outdoor Sales N N N Clarified that 

- Animal - Related N N N footnote 5 

Medical Centers N c G which prohibits 

Motor Vehicle Related: drive through 

- Motor Vehicles Sale I Rental N NP/~ N service from 

- Motor Vehicle Servicing I Repair N N N restaurants 

- Motor Vehicle Fuel Sales N N N applies in TCT. 

Non-Accessory Parking N c G 
This 

Office L[3] p p. requirement 
when applied to 

Self-Service Storage N N N the expanded 
INDUSTRIAL TCT area may 
Industrial Services N N N create some 
Manufacturing and Production: non-conforming 
- Light Industrial N c G 

uses. This issue 
- General Industrial N N N 

should be 
Call Centers Lf6![7]!l1 L[e 1] bw discussed. 
Railroad Yards N N N 

Research and Development N N-k .µ 

Warehouse I Freight Movement N N N 

Waste - Related N N N 

Wholesale Sales N N N 

OTHER 

Agriculture l Horticulture N N N 

Cemeteries N N N 

Detention Facilities N N N 

Mining N N N 
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Wireless Communication Facilities 

Infonnation 

P=Permitted L=Limited C=Conditional Use 

Footnotes: 

L[9][10] 

LUJ 

N=Not Permitted 

[ 1] New dwellings in the TCC zone are only pennitted on or above the 2nd floor. There are no minimum 
density requirements when housing is part of a mixed-use building. In the TCT ZQile_and TCS zones new 
dwellings are pennitted as "stand-alone" developments or as part of mixed-use developments, but must meet 
density requirements. 

[2] Home occupations are permitted as an accessory use to residential uses, subject to compliance with the 
home occupation standards in Article 7. 

[3] Offices only permitted as part of a ground-floor retail or personal service use or as a stand-alone use 
above the first floor in the TC-Core zone. Recreational >,'ehiele parks are prohibited in all districts. 

f4-~ Drive through service is prohibited from restaurants in the TC-Core and TC-Transition zones. 

[~ ~] Bulk sales stores with ground floor building footprint small than I 0,000 square foet are permitted. 
All merchandise must be enclosed within a building. All other bulk sales are prohibited. 

[~ l] Permitted where there are no off premise impacts and no product is transported from the site. Centers 
with any offsite impacts or transport products from the site are to be located in either Light or General 
Industrial districts. 

[+ [I Call Centers shall not be allowed on the ground floor in the TC-Core Zone District. 

[S 2J Wireless communication facilities are regulated by the standards in Article 7. 

[9 lfil Permitted where there are no off premise impacts. 

[+o 11] Information business is not allowed on the ground floor in the TC-Core Zone District. 

Ll3,LMQmLllhicle __ SerY.kiug/_&w.airn~xis.tiug __ as_oflD.AIEQEADQ£.IED O~l are allowed 
to contilllli:_and_ may expand within the boundaries of the .exi.s.tingj,Qts 1 N436BOQ22.QQ,J.NiJjil,lQ.Q..~2fil. 
J N436B003000 with conditional use approv ___ I ____ V_ icl ervicing[&amJr u~~ 
m;ohibtted. 

f 141 Motor Vehicle Fuel S_aks uses existingas of [DATE OF ADOETEI2.QRDINANCE]_are allowed to 
CQil1in11.~ __ a11d__m.ax=~d _ _wkh.irube_b__QUD_claries_QU.he_e;~j_s_ting__LQtJSlQ.6-BAQ13.illLw..ith___c_QlNiti_QllilLu_s__e 
ap__prQYa1. A 11 otb __ ~r Motm-Yehide£1,1elSale_s_u__s_e __ s_a_ce,JJ_mhlbJjfilL 

Split footnote 3 
into 3 and 4 and 
renumbered all 
subsequent 
footnotes. 

Currently, 
Footnote 5 ( now 
#6) is not 
applied to the 
TCT (orTCS) 
zone in the 
table; however, 
the text of the 
footnote 
references TCT. 
Proposed 
amendment 
would make it 
clear that the 
prohibition on 
drive-through 
service 
restaurants 
applies in TCT. 

Footnotes 13 
and 14 allow the 
continuation 
and expansion 
of the existing 
gas station and 
auto repair on 
their existing 
lots. 
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10.3.430 TOWN CENTER ZONE DEVELOPMENT STANDARDS 

A. Purpose 

The development standards are intended to promote efficient use of land and more intensive development. 
The standards establish minimum and maximum building heights and maximum building setbacks to 
reinforce the scale and storefront character of existing historic buildings and to support a pedestrian-oriented 
environment. 

B. Development Standards 

Development standards for the Town Center Core (TCC);- aruLTown Center Transition (TCT) and Town 
Center Support (TCS) zones are summarized below. 

TABLE3-13 
Town Ce Z nter ones: D' 1mens1ona IR eamrements 

STANDARD TCC TCT +GS 

Floor Area Ratio [ 11 
- Minimum 

l:I ~~:I 0'*1-

- Maximum 
3:11-~1 3:1 ~t.1 µ 

Building Height (all parts) 
- Minimum 2 stories 16 feet ~ 

- Maximum 4 stories 4 stories 4 steFies 

Residential Densit)2) 
None 16.22 units I acre Hi.22 1;mits /aeFe 

- Minimum 20.28 !ill_units 2-0-d& 40 units I 29.28 l:lflits I aei:e 
-Maximum 

/acrelll acrell] 

Front Setback [}] 
0 0 0 

- Minimum 
15 feet 15 feet ~ 

- Maximum 

Side and Rear Setback [4] 0 0 0 

Parking [5] Exempt Exempt ~ 

Landscaping [6] 5 % oflot 5 % of lot § % ef:let 

Footnotes: 

[I] Floor area ratio is defined as the ratio of building square footage to ~ site square footage. For 
example, a 5,000 square foot building is required on a 5,000 square foot site (FAR of I: I); a -l.§,000 2QJ)OO 
square foot building is allowed (FAR of:¥.+ 4: l). 

[2] All densities are based on net acres. 

[3] A larger front yard setback may be approved through Design Review if the setback area incorporates 
enhanced pedestrian spaces and amenities such as plazas, arcades, courtyards, outdoor cafes, widened 
sidewalks, benches, shelters, street furniture, public art, or kiosks. No parking is allowed between building 
and public right-of-way. 

[4] Side and rear ard setbacks ma be re uired throuoh Desi n Review when needed to rovide a transition 

TCS deleted 
from the table. 

Maximum FAR 
increased from 
3:1 to 4:1 for 
TCC and TCT. 
Minimum FAR 
for TCT reduced 

to 0.5:1. 

Base residential 
density 
increased 40 
du/net ac. 

Minimum 
residential 
density in TCT 
proposed to be 
retained at the 
current 
requirement of 
16.22 units/acre 
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between zones or different land uses. The screening and buffering standards in Article 8 will be used as a 
guideline. 

[5] Exc-.£Rlfu.unultifami!y residential uses, off-str~Off street parking is not required in aey-e:f-the three 
Town Center Zones. When off-street parking is provided, it shall be located to the side or rear of buildings, 
in shared parking lots or in parking structures. Parking and/or maneuvering areas shall not be located 
between the front facade of the building and the street/sidewalk. Ear.king for multifamily resid.ential.11.s~ 
§M_JLbe.movided i_n <lc;c;()i;ganc::e ':vi.thTai?le 8_~5 i~~~icmJQ.§.~ l~ 

Footnote 5 
amended to 
specify that off­
street parking 
will be required 
for MF 
residential uses 

[6) Required landscaping in the Town Center zones may include planters, hanging baskets, and architectural in the TC zones. 
features such as benches and water fountains that are supportive of the Town Center pedestrian environment. 
Jointly improved landscaped areas are encouraged to facilitate continuity of landscape design. 

[1J.K~sidenti?-Lcle9si!ymID:.Peinc:r~a_s_e<iab9yetlt~=m~ximu.111_j_11_~c:c:()rd?-nc:~\vitbJbe...d~nsi!Yinc:entiY.e~i1J 
SectiQitJJl.1.4illLMinimum density_.dQ.e.s_no_t.apply tQp.roiects QILSite.s whic.b are_le.s.s.than !f:ulcres in in.net 
area or whicillncllLde a rnix.iliseit. 

10.3.440 TOWN CENTER ZONE DESIGN STANDARDS AND GUIDELINES 

Development in all Town Center Zones is subject to the design review process provided in Article 2 and 
standards provided in Article 8. 

ARTICLE 4 OVERLAY DISTRICTS 
10.4.000 OVERVIEW OF ARTICLE 4 

This Article includes procedures and requirements related to zoning overlay districts. Properties with an 
overlay designation will also have an underlying zoning. Provision of the overlay district may add or modify 
requirements of the underlying zoning district. Forest Grove has two overlay districts: 

• Master Plan 
• Planned Developments 
• Mix..ed.lis.e_Elanned_Developme.nts 

The purpose of the Master Plan Zone is to promote and facilitate the coordinated development of larger­
scale institutional facilities through adoption of a master plan. This Article also includes procedures and 
standards for Planned Developments (PD). The PD procedures are established to provide greater flexibility 
in the development of land for residential, commercial or industrial purposes than allowed outright by the 
base zones. Ih_~veiopmentpJ:QQ.edllre..s_ar.e_sjmilaLm_theJ?D ..... ,hut.are sp~ 
i.nte...oded for use within the Neighb!:!rhood Mixecillse_Zone.,. 

MIXED USE PI,ANNED DEVELOPMENT 

Ihe_12JJrp_ose_of the Mixe.d_~ann.ed Develo12.ment is to ensure.Jhat sites..wneJ!__NeighbJ2!:h.Q..<XlMix~~ 
ar.e_deY.elop_ed__intQJ2~.iie_strian-frien.d~.ncighborhoo..ds..Jn order__~.o.mplish that, Mixe_d Use 
Planned DevelQ12@1ts_nee_d_1Q_provide: 

Footnote 7 
references new 
density bonus 
section. 

New procedure 
for Mixed Use 
Planned 
Development 
based on City's 
existing PD but 
with significant 
changes. 
MUPDs would 
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}i, ___ l>..edestrian::llr.isln1ationin lb~rrangeruent.Jlrnlruacement of build.ings*1).adtl~_c_h:e.ulatio11 
s,Y.S.tems,J~_nd.use,S,,.an.dJJtilities: 

C~ . . Pedest);:igm and bic}'.£!e acce..ss ~.!1..~.a.n~Lp_myid~ctiv_ity tQ..a.d.jac.ent..are..as..f..m: 
mo.tori.zed.and non-motor_ize .. d.J.llildes..of..trans_portation; 

11~ _ _Nejgjib.orhi10.d.::S.c.al.e....r.etail .sa1¥s..an.d ser_vice""'oifice, civic or...reg:eat.iQnai.uses conveniently locat~ 
fo.r~ighb.orh.o.od..a~..t.bereby .£.£lltril:rnti.ngJQJhe livability of_t~_hy_re_ducing the am_g_unt oJ vehicle 
II!.iksJmYcl.ed..J.o...r~oJ.>.ds..an.d...servi~; 

E, Co.orilin.a.ted..ar.chi.t.e.c1ural.styks..Ja11d.s.capjng.lll!jld.u}g forms and building,__re.lafamsb.ips which hfilP 
~sh..a.mh~e....sense$.Pla.ce; 

G. The appJ~nuri.tlu:easllnble assurance of ultimate apprqvaJ befur..e requiringJktai.Le.d..d.e.s.i~{m.d 
engineer.ingJYh.ile,dll"ID'.idingJheC.ity .1¥.itb.ass.urances tbal..t.be_prnject wilLre.tain tbe cJ1ar..acter.~nvi~.oned..JU 
the.lime ll.f im..p..royaJ; anq 

H __ "" A basis..fu..L.<:!iscRtio.n.~eview ofa_U_Q¥eraltpJ!!Jl..ill....Ji~.Y~J.QRment_that ca_n subsequently be 
deyelon,.dj11_.phases_QVef~mini.s.tcat..iYe.Jipp..J:.QYaL 

A MixedJ,Jse Planned...Qevelgpment (M.!.lf.Dj is revj~d through a two-step process.,_ 

A.. ~ Pr.elin.timu:y ru!!U,.Il1e..,p...rcliminary p.la11~\fie}_v:.e.d.!Juder.T~_lllpro.c...edJJ..re.s.Jhe.p .. Le.li.mllla.o::.ru.an 
rev.ie}.~_xamines th.e.M.UJ?D with ~ct..t.Q~ch..a.s...t.b..~.s!fJJs.e..s.~itx.jncludin,gJh_e__mi1nb.er. 
ty~nd location of dweilingJ!IllJ~the location and amo --·-· - s · · l . · r , · · :ia&.1S_on 
~ . ..1:roYnding.aw_s;_filkq.ua.cy__Qfserv_..ice.£;.Jilld __ @~tua.LplruJ. __ foLsefY.iceimp..roY.em.e.111s....heliID.iruL1Y..pJan 
fil)proval will onlv be granted when there is a reasonable certaintv that1b.e..Mllf.D..J.yjJ.l.fyJfLrumlicab.le 
r.e_g.uir..e.men.ts..Qfthe....C..i1y_.C.0...de.s... 

B. ~J~. Th.e...final planfru:Jbe MUPD is revie~under Tytie..la..d.minis1rati¥¥J)~JJres.,_The 
fil)l)licant must submit the detailed and technical information necessary to d..e.mons.trat.e..that~ 
~ity s!_fl_~Yiremen~;t.nd..c.on..d..itions..hav.ee.eJU.net.Amwval will onl}'. be grnnted if the fipruJllan 
js in substantial conform_ance with_tbe...p~1JlL 

C. C.oruairrentJand.d.iv.isioA..M.UI'..11may be filed.and prnc.e.ss .. e.d,.c..o.11cufillllY with a partition..m: 
.s..ub.diY.iS.i.QllJmR)ication;_,boweyer~JlQlan.d..divisioo .. S.baJ1..b..e_appJ..QYe.d_u_n~_cons.is_ten.t.\Y.ilb 
~RlicableMUPD. Allofthe...submittalr~j_rem.e.rn~vie~..$!.MID:ds o(A11icle 6 ~vm apply.JQ_a 
2oncu_rrent MUJ~PLlan.d..division re_gu..est..The..rentative=1)J.a.t..1YHLbe ~bined..:Mlhthe.Jlliilim.inary MUPQ 
~Y.i.eF-..an.g_ the fin.a]JwiuY.iJlbe Cllmbined_wiUiJ.he_fu]al MUPD_review~ 

D~ .... B..i.te_de..v..~mentld.esig_11..r.e..v..ie..1Y....TJie..M!1£I2.aJ!prJ2YaLshalJ_rem.o.v:e..tbe_r.e..q.uir..em.entJ..or..S.Y.b.s.e_qwfilt 
~l.te.de.velo..lllll@Lor __ desjg,n review of ind iv id !1alJ;>Y il~,jf the MUPDJnclud.e.s..b..u.ild.i,ruulevation$ md 
s.uffi.ci.eJJLin.for.matioJl.1.o demo.nstrnt.e...compj.ian..c.e.Jritb.Jb.e...appli.c.a.bk site deve.l.Qpmemide.sjgnJ~ 
sJandatds,.I.b.e..M..UPil.d.e..cisj.011...sh.al.Lexp.re.ss.lx s.tate wh.e .. thecindivid.ual..b_u.iJdings MthinJ:.he...MUPD..1§.u __ qh a.§ 
c_o_mm.erni.aLo.r.m.ul1ifam.ily~b.uHd.ing§)_..s.h.al.l~ui.re...sub.s.eqllmLsite...deve.lopn1en.tor...desiruu.e.v.ie..1Y..app.r.oxaL 

be required for 
all development 
within the new 
NMU Zone. 

New purpose 
statement 
emphasizes 
pedestrian 
oriented mixed 
use. 

Proposed 
procedures are 
generally 
comparable to 
current PD 
requirements. 
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10A.3JJL. _e&QffiSSfilNALJ2ES.IGN_IEAM_REQUlRED 

EQLMUP.Qs o.Yruhree (3)gross acres_m_s.i~the MUP_D_a11pJLcJ1_nt ffilJfil,~~~rtify..J°=~Yrlting,Jhata.m~mbs!J: 
2U:~J),_Q_f the [QJlo~vingprpfos.sipns "Yill be~dJnJh~_fil11liMJt~.1,~Jor_!be prop~ 
MUPit 

B. A licensed_ landscape architect.>.,&certified pursen;man, orJan~e design.erJrnproved by the 
Dir_e.c..IDL 

C,_ __ ~istered civil engineei: or lamLs.urvevor. 

QfilL.of.the abo$..Profession.als-$rutllh.e.Ji.esjgnated_by the applicant to act <JS a liaison between th~ 
Community DevelopmentDepartm@Uh_e _ _c,kzjgn_teJ1m ... _aruLthuJ:mJk_ant.duringJh.e two-stepMUI:Q 
re.Yiew_J2[Qcess, . .Ihe-1:lanninrummissroJL.orJ:;~.illlllCfunay __ rn_quke.the...exp_wis..e..Qf_o..ther_p.rof~sional.s 
QJLt~=d.esiggJeam.if itis d.etermjned that the_sile_m_erits s.mr_cial con~tion to uni,q~__o~_s.e...fu.at.w:e.s 
2,r_c_rmdi.tions. 

Proposed 
requirement is 

comparable to 
PD. As drafted, 
this requirement 

would only 
apply to MUPDs 
over 3 acres in 
size. 

li}.4.:315 MLJPD_ ~YJ;:,kl)PM_l;N1_S_IANI2ARI2~ Base zone 
standards are 

A... . .. BaseZone-5tan.dar.ds. The developme_nt standar_ds..o.f.the...bas_e..wne..filWbumk.s.sJhey..are_s.u11,erseded included in the 
by_the..stand_a1:ds_ofthis.s_ec1i.oll...QrJUlMlIP.D appmyaL new MUPD 

B~ Site S.i.~There a~-nQ.Illiilllill!Jll __ ~..,.maximum sizeJimitations for 11 MUPQ, 

LTh.uarg~inim.u11umd_maxinmm residentialdellfiltY for each_ofthe NMU zoned area is shown 
inJa..b1~L--1byelllu&.J!.IlilsJJJ_~b..s!.Jtans..fen:e..d_betw_een parcels as part of an...approved M!Le.D 
2J:o.Yide_dJhe averaste.Jkmsity withinJhe_MU_~!SJh_e_s_tan.dards in Tahk-1::.L 

NMll.Zmw.d.Are_a 

ei,rea l - David Hill 
Area_2 .-: Qa!~s_C~.e~ 
Area 3 .-: Qavid~on 

TABLE 4-1 
Residential Density 

Minimum Qensity Iar_geJJ)_s:~ 

2.6 1.mitslnet acre l2-1lllitsLnet acre 
§_,21 un_it.s[qetJ1cre ~lLwlitsln.e.t.a.<;re 
2.6 unitsln~ J.2....J!llitsLDR~e 

D. ---1.oLSi~~ are no requiredJ.11ininrnm lot siM..s. 

Maximum Density 

111L.ullitsLnet_a_c.re 
1 Q,Q2 uoit~/net ac~ 
UlJJnitsLn~ 

E. _____ .Y.iUag~teL__c_o_mmerciaJ Uses_and_ InstitutionaLU.s.esJruher JJ11in B.asic_U_tilitLe..s.,--M.aior U tiltlie.s 
I.J~.JJ.Sn.tis.skmJ:,<Jci tWe..s.J2a :£.~re.,,Hom~_QQ_c.:u J1tions_and . .C.01Illillilli1 Jte_Qre.ationLsJ1a_U_b_e_lo.£a.ted_w.ithha 

zone. 

An MUPD would 
be required 
prior to 
development in 
NMU Zone. 
There are both 
large and small 
sites in the areas 
designated on 
the CP map for 
Mixed Use. 
Standards need 
to be scalable. 

The TCT 
standards and 
guidelines will 
apply to Village 
Centers and the 
MF standards 
and guidelines 
will apply to 
multi-unit 
developments. 
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L_J~_appJicJLnlshall.J2rop..Q£e_d_e§..irul§,JmJb!!_YjUage__c_eJlter thaj_provide ~J2vic~_s. at ~jghlmrhood 
scaJe within a CQIDR~UeJkstd.an::fi:ien_dly~conm~he Design and Development~,~arg§ 
and/or_ Q.e_sign Gui.deJines..JIDPJiilll.bk tQ_tk_~enter.Tnu1sitkm <Iffir.Qn_e_sh._allJ>_e_used as a 
b.asis_for__de_Y.cl.op.ment within the Village Center unless modifie_<.Lthrnugium_appr_ov_e.d..Ml}J:~.11, 

LThe minimum anci maximum floor area ofcommerciaLor..ins..titu.tionalu.s..es,-12..ermitted_withlnJhe 
\t'.iJJage Center is_showu io Table_ 4::2~ 

:LJ.h~~tQll!.La.rea..of.tl1e...Yillag~_~nt.er..shalLoot __ ex~ed..5_0.~Q_Qf.Jb_e__bui ldab.kJand_:wi.th_in_Jhe Mlli:.D 
or~<. ... (1) acres. whichever is gre_ater. For the purposes of this calculation the area ofthe...Yilla&e 
C&.J~he contiguws_are..a.s...d.e.d.icatedJ.o~mm_erciaLand institu.tiQilaU!se.s..and.rclare.d 
p_arking._SJr.eets..au.d_Qllerup_ac_e_sllalLuoilie~lud!!.dJnJl~~~-alcu.latipfil.. 

5.Jnstitu.tkmail1~sha.lLnot _exceed 10% oft_he;nl}~imum allowed ..§illlil.«) footage within the 
Yiltage_ce_nter, 

6. Within Area 3 ill~}. the maximwn..ln!jJginRfu..Qtprint is21.000 square feet. One tenant in 
A~imJ~_QOO sq.wi.re feet of grQ.Ss..iloor area. Multiple tenants in ~ 
building are allowed. 

TABLE4-2 
Commercial/Institutional Uses within the Village Center 

Area I - Dayid Hill 

Ar.!:!a 3 - Davidsoo i 

f-L J:!uild.ing..Setbacks. Building_sefuacks are established as part of the__prelimina..Q' develop~~ 
~-P.~¥.al 

L_____ _____ ______________ · _____ e a.minimJUJLof.2W.J.1sabl~Lc.o.01.J11011_op_e_n__sp~.JJmdsc_aJ2ed 
areas______..Jllliif_.or..pr~amrnla~.as.. 

L . PY,de_strian-Orieomt.ion_filld_C_ircuJation. AMU£D shaJUnclude__a ttfill.SJ2ortation syste_m_that 
~n112hasize_s_p~des_tdau.mo.bjJjty_an.d..a.c~ssibili1;Y Jllld_demon.s_trate.s_aIU.tlTo..ctiye_an_d_cmmmie~s_tem of 
R.e_destrumf_adU.tie.s_tfilLlpJQY.id..e.s_CQlloe_ctiv.m; thro.ugboutLhe_M_UPD and..10 adiac..e.ntPr~.mie___s_.__TM 
tnllls110..r.tatioJlSYfil$,nLlh~jtli~s1ingJlll.d_pJ:Qp~$..de.skilll.u:;Mo,e..c.tiQ_ns__and_ma)'.jnclu.de__a 
combinatio11_o[side.w.alk§...l1,1ulti:;\l~thw.a:ys~~ruitrails.. 

However, 
standards can 
be modified 

through the 
MUPD approval. 

F. In order to 
avoid scatter or 
strip 
development or 

multiple lots, 
the proposed 
language allows 
commercial and 

civic uses only in 
a Village Center 
and allows only 
one Village 
Center in each 
of the Areas. 
Also, in order to 
keep the Village 
Centers 
relatively 
compact, they 
are limited to a 

maximum size of 
50% of the 
buildable land or 
3 acres 
whichever is 
greater. 

K. In order to 
ensure a 
pedestrian 
friendly 
environment, 
parking must be 
located to the 
rear or side of 
non-residential 
buildings and 
residential 
developments 
are required to 

have alley 
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K. Parking..___Ihe_b.~e..,.RJu:king_r__erutirements ruwly exc-@Uhat shared parking is encmu:ag@_}Yllhin access 
tb~_MlJf>Q, __ W:her~Jhe_MlJfR abuts_lt1_r1g zQ11~q for singlefamilvresi<i~ntiP.-1 si~Y~..JJL~£O_mmon parking 
and maneuvering areas must be set back atie_ast twenty (20) feet from the lot liue.J:fu_parkingJ)_r_vehic.ular 
circlllati.on_are_as_shall _b~te.d.het~e~ug._arulth_~.treet_G_aJ;ruLes...a.nd off-street parking areas 
:fuuesi_dential d~ball be accessed ~eys unless 9therwise approved by tl1e__fla__n.11ing 
CJ2!llm ission 

L. _ Water Features. Water features such as streams or ponds must be left in a natural state unless altered 
to improve the natural values of the water feature or to improve stormwater drainage. Water fe_arnresJmQ 
theirJ.rnffers should bemt in common IDmersl1ip,, 

M. __ Eacilit~ervices, It is the_respousiJilliD'...2fthe appJ_ica_mJg__provide all service fu_cilitie_s 
a~zy_furJhe functioningJ)Lthe__MUP_D,_s__ervke_facilitks__s.u_cii_as streets, water_s.up_plv facilities, s~_nitary 
s_~ _ _and_s_~r~tion_fuQiliM.sJmtst.~.d~katedJ.o.Jh.e.J1ublic if tlte.Y .. .ru:.e.J.o pJ:OYide service to 
&!ID:'.J?.J:Qperty not incJ.uded in th~_MUPQ._However, the review _body ma,~VJ&-P.J:iY_ate seryik.e facilities 
withJl1e~nt_ofthe __ app_ropriate__s..ervrurnv_i~ 

N,____l!nde~_d Utilities. Ali service facilities must.b.$<._placed under.ground excepJJhoseJhat by.their 
nature.ID.Y.Si.he....Qll_O_[_JlOO..Ye....grou~chas fire hY.diM1SJ.lllil.@en_ water_ cours~ 
resp_on.si.ble founakiru,cth_e n.e_ces.sacy arr.ang_em.ents with utility cQmp_anies a_od ru.her_m2PJQP...riat.e~ntitie.s 
when installing an service facilities. 

Q_,__.....C...QllStructiofilo_$Ja..ndai;:ds. AH service facilities dedicated to the public must be constntcted to City 
standar.d_s_~AlLm:iY.ate .. .s.ervic..e fa..cilities must be desigue.d.Jzy_a__qualifie.d__c_ivil_e_uginee_r_t_o,J:;.ity_standar.d.s_or 
compar_ahle_d__efem Iifo as determi.ne_d__by the City Engineer,_ 

PRELIMINAILY_ELA.N REVIEW 

IL_ Submittal Requirements. Applic..ations for a pnili.mina[Y,.Jlliln rerie.}YJI!u.s.t.containJ.h.eJnformation 
stat~d below __ in addition to that require~=11,y __ Se_ction lQ._l .32t 

L _______ G__e_n__e_ra_Lstatemsmt..A_state.m.en.Lofho_\-vJkp_urpQSe._of.Se..c1i_o.11.l!l.A_J_Q_O....Will..b.e_ac_hie.v.e.d.,....b.v 
the proposed MUPD. The statement should include sketches or illustrations of the prop__o_sed 
character of the development, a description ofJw_w_th_e_MUPD_ wilLreJ.at~rrounding land use_s 
and whether mher land use reviews are requested, 

2. Summarv report. A summary report identifving the different land uses, including.the 
min.t__o__Uand for ho.using, Vill~Center (if a..!lY.lJID..d other_n.011-resid_entiaL\l(i~...en areas, 
stre.e.ts_and parking;,..1be--11l!lllb.eLaruityp_e..Qfb.o.u.s.ing_units: and_a_starement of how necessary 
services will be provided and wh~the_services willk_p_u..bli_c..ly QLp.rj..x.a;ttly owned and opera.ted, 

l,__ lliawiugs___ci_e.x.isting...site .. rn.d.iti.ons. A_drawing or dr.awingS.llll!st.he..s!.!.b.min.e..d...wM;.h 
display and_ inYentory existingsite~on.dJtionsjncl udingJh_e _itemsJistedbelow. 

b_,___ ____ _Areas _ _o_f.m.o.derate or severe landslid~__o_tenti_al,., _ _asjde11tified...9J~n.aps or 
doclliMnted_bX ..a!Lellgineering_geoiogist_ or...,g __ eotechnic.l:l_L engine.er, 

Proposed 
requirements 
are generally 
comparable to 
current PD 
requirements. 
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geologist.Q[soils._eng~er. 

d. Existing natural features, including rock outcroppings.JL~nd tree groves, fish 
allLlY.iJ.dJifruu1_bitats+-Rfil!ds, we1l.ands, a~ercourses. 

e. Existing on-site or abutting sanitary sewage. storm drainage,a~er supply 
facilities. If such facilities are not on or__alrntting the sjte,iruiicate the direction_and distance 
to...tM nearest ones. 

f. ___ :wid.th,JocatiQU,_andJ?JJUl05-e_Qf~i.stfflJ!S5l.t!l.mts._Qfre.c.Qrd_on_or_.ahutting.lhe 
site. 

g. A description of the traffic circulation system for all modes on outln1~~~ 
jncluding street sizes,Jevel of improyellliIB1S, and condition oft~ts.. 

L_ _A_d_esc_riptioJJ_ofareaubu:ttingJhe.MllfD..jruiicating_ZQiling_disJr.icts,Jandllse~ 
densities, circulation systems. public service facilities, natural features, and ap~ 
locations of nearby structures. 

i. Any additionaLinformation_J1bo_ut_exisling site conditionSEQuired_for u;onc_u__rrent 

subdirision_applicatio_n.,, 

4. MUPD Site Plan. The site plan must include the infoanation stated below. 

a. Setbacks and orientation to the street all buiidin~ 

h. The traffkcir.culation sySEnLfru:_all_01_odes,Jncllliiing connections to existing 
~ights:of-way. off-street parking,,,and the ownership__oistreets. street trees and street 
~ 

c_._ __ ~eneralJg.c_ation_Qfp_arkiug_Jt™.ide_nt_ifyjn~~r.~ations, andJhe 
number of spru;es to by provided. 

d. Conceptual plans for pedestrian and bicvcJe circulation systems. 

e. Conceptual plans_foudl necessary services, including theirloca~Jh.euhe 
serv@~e-:1mW.ie.LY.J2LpriYately owned and maintained. 

L_ ---.iliuc_e.ptual plans for all faciiities_focthe control and disposal of storm water and 
groun~ 

g, Conc@malpla~tio_n_and_d~f.puhJjc and private OJzen_areas__or 
sJruct_ures, 

h~ _____ Treat1J1ent_12ropo_s_e_d_for__1_h_e_p_eripJ1ery__Qfth~_sit_eJncludingJh_e_fil)mimatumQlill1, 
location, and type of any required landscaping. 

5J______ __ J2ra~ings,_Qrnwings.sbQ.wi_11gtkexistin_g__site __ c_oJJd_itions an.d tb_e_prop_o_s_e.d_site_plru:,1__mu_st_ru: 
at a reasonable size and scale to clearb:' show ~di required information. The drawings must dimlay 
the following; 
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6. .. BuildimzE.kYations or Iks.ign GuidebooLiruuuulik.ation..shalliucJ.u_<le__s_a,IJlPk._cleYitlioos 
ford.et.ached single Ja~ d.weHingsand.specific eleya.tion.tlo.rn.11.oth.er bu.ildingsJn.li.e.u . .Q_f 
PL<ll'idin~.taik..d_cl~ions fur_.e.ac.h..h.Jilldin~milicatiorun.J!Yin.G.lllik..aJ2.e,sjgn_Q~..book. 
~bv gi qualified architect or urban desi_gner,whiclulutline.sJh~gn,s1andardsJ.ha.t_wjJl.b.e 
appJ.ic.ah.le.Jo..a.lL®Y.elopJD.e~h.in..tM.MIJ.£I2Jncluding_an::Jti.tectural fe.a.tu.re..s.for.all.b.uildjng 
~fill..iq~nti:fr...,QhoP.QSe.d..c.oJoLR.alates,._mat.er.ials..a.o.dJy,ni.Qa.U:kY~iU.im1s, 

7. . .. Phased M_UP..I2.s,_lf.the-12r..oj.ecJ;...wi.lLb.tlu.ilti11.nha~~-aJ2~..ejQpJDentJ~b~J~1.ap~ 
req.uir.ed. The De.YtlQilllli'.JltEhasing.EJan.shalL: 

a.....,. lkmonstrate how the required mix of uses w.i1Lb.e._pr.mr.iMd thrnuru.ha.£ing, 
iucludingilie...ap_Jl[QX.Ullil.klQ.Qa.J:ions. ammm.t.in.sguar.efootage.of.n.o.n-resid.entiaLuse.sla 
;;ize.roog~..llli}~e providedJ, numb.eL.Qf...re.fild.en.tial dwelling un~~bJt~.eduk...Qf 
e.a..c.b.JJ.Se.; 

b, .. Dempnstrate bow oo..:Sit.e.mulatiM,_,_parkin_g,J.an.~ng,_an.d..Jre.e_pJ.anti.ng, 
lightingJ1.nd..other...on::s.iteJmproveme.n.ts.J:rillfuru;.tl~fter the ~®1..RJetion of e.acb_.J>ll.~ 
aruifo.ll.9wing~~e_b.uil.do.ut..ofihe_sJe.Y.eJ.opmen~ 

c.,__ JMntlfyJbe timdra.~in wb.at..onle.r...aruihow..Q~ic.J!tilit.ies, pubtk 
facilities and other improvements an.d...amenities_n.e.c.essaryJp suppru:t...th..e,.,D.roieQt wilLbe 
CQD.s.tructe.d. __ de.dicate~LQl: ... res..emd:.Jlnd 

C. App...roy..al_Criteria~.Ih..e...prelimio.acy plan will be approved if the review bqQXJinds that the <Umlicant 
ha.s..sho.wnJh..aLal I of th.e foJlIDri.ngJIDpr.ovalcriteriaJtre..met. 

L .Th.eJilimiulfi.Us . ..tb.e__pur_p_os.e for MUPDs stated in Section I_0.4.300: 

D, . Time Limit.J1eJimina.(j'.'.._pian aPP!ID'.al is vaijd .for three <3)~.ars and may_not be extend.ed..,~ 
tbxe.e,,.Q)-year.,p$riod will oo.tbs;gu1.YDtiLa~~tbe jurisdiction of the City are compjeted., 
JYltl1inJ:he..th.reeJl):y.ea..i:..Jil11~.P~ti~ .• Jh~,J!Rilii£?Ht must submit a.flllill .. ~t~~....PID..e~.ni..OLt!l~.u.tire_sn~ 
QLforJbe firntp.hase..ifJhe . .MIJPD has been approved f or,J1b.ase.d..d.ev..eJopm.ent.IM...appJic.a.ntmus.t.S1tb1nit 
finaJ .. d~lQJ:l!ll.ent_pJ.ans for_any s_ubseguent phases witlli.n..the..tune.limit .. ~£ifiegJ:..qLtb..e.phass:Ji" 

JJ),4,325 ................ EINALJ~LAJiREYIBW 

6. The allowance 
for a Design 

Guidebook is 
unique to this 

MUPD process. 
It is intended to 
allow 
developers who 
are doing 
phased 
developments 

to delay 
preparing all of 
the building 
elevations. 

Proposed 
requirements 
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A, __ £i11aLPJan_S.uJmlitta.LT~Ju1tmlJS1.J),ru..enuktailed .Rlan~which 1neeJJl~Jll!.hlic_fa..cilfu'. are generally 
~11dards QfJhe Q!y. TheJ1..npJiCfil1Ulllist_~~~nt othe_~_oc_studks...re_quir_edJzy 1h~~liminary.,ruw.roval, comparable to 
sJ!.ciLas.J.LgJ:a.dlug_plan...sQiis_e.ngineer reRQll, or detail_s;d_ landscaping,P,lans" current PD 

C_._~_&l_quir..ements.._The.JinaldeYelo,p_m~t pja!LwillJ:>.J!_a~~d_i_[itme.eJs.Jh..e_r.egni™e.nt.s_s.tated 
belIDY_aruLis_in_s_u..hs.t.antia.Lc_oo:fm_ma~itllJhe..apJ;[.oye_d~px..e.liminary_plarumd.,any ... .c_oruiiilim.s...Qft.b..e 
~mir.Q.¥!il. 

L ·-- __ Drawing quality.The fin~ntplan must be drawn clearly a11d legibly at a siz..e and 
scakJ.baLde.~.§.lL~\:¥.~Legu.!re.d_infui::mationJh.e...nlan_nw..st.b.e identified_as the final MU.ED 
Rlfill. 

2, _ Additionaljn f qnnation 90 the final plruJ_._ln_addition to_the_i_o.funruuion_re,mtired..rul 
QLcliminary drawings or otherwise spe_cjfied_hyJfily,'"thefoUo_,vinginformation.mu.stbe.shmvn: 

a~ Reference points_ofjdentitied existing surveys by distances.and be.arings,__and 
reterencedJil.fi..eklb.oJ21Lor_map ... _in_cJ1u:Ung_~,.,mo.n.llfile1]1:s,_o.uitlleLeYide.nctlill,!.11.d . ..9Jl 
~ou1_1gandJ1sedJo_determine th..e ~boundaws of the M.llPQ; 

b. Th!t location and width of street~ments..intmptingJheJmundarv.,oi.the 

™ 
c. E.asements and st.o.!JID;vater drai!¥1£~~erves mu..silie..c.learl.v identified and. if 
!l.lrnadY.Qf...c.ecm:dJMi~ The width of the ea~ement, its length and_ 
®aring._and s.yffi_ci_ent.tie..s to l.o_g:ite.1h..e eJlse1.n.enurithill.tbe.MUeI2.mu.st be shown.__ILt~ 
easement i.s..b.eing dedicated by the..ni{m,jtm.Y.st_b_e_pmp~Jy__re_fer.e11c.e.d_i_nJbe..ow_ner~ 
cmi~..s_of_dedic~n,d 

d. --1d.enti6Qtion of land to be dedi.c.ate.d to the pJJblic., 

L~l.c.enificates ouir.~wings_.__Ibe_iterns_state<l.Jielow ma:Y.k.@.m~ 
IDJ_prqpriate, 

a. A certifi~gued_and acknowledged by allcR.,arties ha\jng_any__recorded tit~ 
interest in the land and cgnsenting to the prepar@on and recorrHngJ2fth.e MUPD, 

p. A~jficate signed...and_aclmo~edged as..ah.Qv~ dedic.a..tingJJ1eJandintend~_fur 
p_uhli_~jf~~ 

~- _ A title report iss~ by the title in.s.ur.an.c.e..c_omrumY verifxiu~o.wne.rshipby=tl1e 
rumlicant_Qf_r~.YJhat is tg be de,d.i.CJ!!ed tQ,Jbe.,pJ!Qli£, 

requirements. 
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a. ___ Ihtlo.c.atiQ.n_of.J1rQPQ.s.e_tl_lmildings...and...stntcJ1l[~ts,_p.ark~e.as.JU1_d,-Ytb.e~ 
appJk..abie_._Jll<.LloefiliQO_QL_alliIB:ab~_bu i ldiruulr.e.as-9._Lin.dividual lots., 

b. ___ AlLbuilding_SfilhackJjnes_and_n_e.ight limits that are to be mad.e,.11ru:LofJh.e_MUP.l2 
restrictions. 

c~ _____ IbeJ.o_c_atiQO..Jill.cLtYP¥,.,QU2IDR2§&c! buildings" structpres, o~!lle_nts_Jn 
~u.Q.mm areas. 

d T.he,l9_c._afu_n an!ld~si&!l infam1.atiooiorJtlip.r..Qposed str~ reg.Y..i@Llzy Article 
a,. 

f. A_plan for sanitary sewage dis1wsaL 

i.~eguiryd_solar:iclaJ.edjnfomurrinnJf.t~J):'1llel) is also Sllfil~JJQJlie_sruar 
regulations fQr new subdivisions. 

i,__ _ _Larui~ing._A Ianq§ffil)ing_plan_fur_,c_o.!llfilQILQJl~D.Jlfs.~Jl~. and 
0Jh_erJandscapedJ1..re.asj~uil:ed. 

a. The planmustsho~r_e.as..tbat.tl1e_applicant prQpm;.-e.sJQ..r~iJ;Un naturaL_yeg,etaJm 
Ihe planmust show t~r.eas, sizes,_n_umbers, and ty_R.es of plant and other materials_JoJ1e 
us_ecLfur_aJ1laru.lscape.d.areas, 

b. T~p. must address the .ryve_g_yJs}tion of common ppen areas i!.!lflperiD1eteLl.'!f.eas 
di.sturbed_dJ1ru.1&__CQ_11_stru__c..tio_n, 

c. The plan must include a proposed schedule for required perimeter la_nds_c_aping,_A 
perfurm.an~Y.ru:ante~.eJ1_uice_djf.th_eJa.n~_kannru~mplet~jor to the 
QC.c.Up_fill~hµilding§ .• JlLc.an~-®JJlRleted_when_~_u~Jh_e_oonditiQ.Os_Qf 

~" 

6. G..eote_c__bn.ic_a_Leng.ine__er_'_s__rep_m:t. A.J@.tecllnfoal emtL11_e__ec__s. r@Qrt...cJmsis.te_nt witbJli~ 
~m,dre.1nents_of_S.~_onJ_Q,_8_.1LQ _ _m_usLb_e_s_nl:nnittedJf.tbe_M_U_p __ QJ.s iruLm_o_d_er.ateltr...s.ev..e..rJ:~ 
land.s.Li.clun~_a. orifJlluep.m:t~r.efil!ired a.u___p~e--m,eJjminarYJ1RprovaLihe_Git;x,.Engineer 
QLfue_Uu_ildfag_Qfficiallirn.stJmpr_o_y_e_t_he_rerm11, 

L_ _ CC_&__Rs,_The Decl.aratiQn . .ofCfil_enants. C.onditionslb~(CC &_Rs).iQU~ 
Mlli:I:Um1s1ksubmitt.edJn_addi~~~tber.kg_aUnstrnm_e_nts ___ fuctl1e.pro.lectio_n_a_nd_ 
1nainl¥Jlil!l.~fil£QJllll}__2,.~~~rivate st_reet_s, and,Jmyate..!JliJities _ _i[an;x. must__be_s.1,.1-bmJt_~~<L 
Ibes!,; l,l,")&a) instruments must be ~J2rn.£Q~-h,.~C::ltj,:AUPI•1~ to e_t1sureJhat the City~s_intere:sJs are 
prote2t1r_c:L 
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ARTICLE 5 SPECIAL PROVISIONS 

ARTICLE 6 LAND DIVISIONS 

ARTICLE 7 MISCELLANEOUS PROVISIONS 
10.7.000 OVERVIEW OF ARTICLE 7 
This Article includes miscellaneous provisions for special uses or exceptions that are not addressed 
elsewhere in the Code. The following list summarizes topics covered in this Article: 

• Accessory Dwelling Units 

• Accessory Structures 

• Bed & Breakfast Inn 

• Fences 

• General Exceptions 

• Home Occupations 

• Manufactured Homes on Lots 

• Nonconforming Development 

• Solid Waste & Recycling Storage 

• Wireless Communication Facilities 

• R~enti.allknsm; Im~entMS 

These headings can assist the user in locating information. The table of contents contains a complete list of 
the material included in this Article. 

WIRELESS COMMUNICATION FACILITIES 

10.7.310 PROCEDURE 
Table 6-1 describes the type of wireless communication facility and review procedure by zone. The 
placement, construction, and/or modification of wireless communication facilities are subject to review 
and approval as indicated below. The two options for review are a Type I administrative decision or a 
Type III conditional use permit. NP indicates that the type of antenna or support structure is not 
permitted in that zone at that height. 

TABLE 7-1: WIRELESS FACILITY TYPES AND REVIEW PROCEDURES 

ANTENNA OR SUPPORT STRUCTURE 

Antenna attached to existing structure (i.e., 
buildings, towers, grain elevators, or other 
structures) 
Mono oles - maximum hei ht of 35 feet 

R 
AA 

cu 
NP 
NP 

Inst 
AA 

AA 
NP 
NP 

ZONE 
c TC I 

AA AA AA 

AA cu AA 
cu cu AA 
cu NP AA 

NM.Il 
AA 

M 
NE 
NP 

No changes 

No changes 

The new NMU 

zone has been 

added to the 

Table 7-1. NMU 

is subject to the 

same standards 

as Residential. 
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Footnotes: 

R: Residential Zones 
C: Commercial Zones Ce~ 
TC: Town Center Zones 

AA: Administrative Action - Type I Process 
CU: Conditional Use Permit- Type III Process 
NP: Not Permitted 

I: Industrial Zones 
Inst: Institutional Zones 
NM_U: Neighborhood Mi_xed~ 

RESIDENTIAL DENSITY INCENTIVE ABOVE BASE REQUIREMENT 

10.7.400 PURPOSE 
Ib~§Jc!~liaL<J@~~!lc<t~-Uivce ~sjnt~l¥L~,~L~~HlJ~J.gnific!,lntly high.er densities wi.thin the T_fily]J ~ 
~h.i.le~.1u:ingJb.at livability is preserve__d_and sy_§taina.h.ility is encooraged. _£roje_cts___w1tlchE.cJ;li_y_e_d.ensitv 
l!1c .. ~n~ive.s_are_e_xpect~_to . .e~e __ ed tbe...C..itx:sJ:1..e .. s..ign...slat:ldard __ s. 

10.7.405 APPLICABILITY 
f_rnQUQSed mixed use a.nd 1~Ld_e_y_e__{Qpm __ e.n1S...}yithin the TIDYD C~L...th.e..11anning 
Commissimrn1ay_c_Q.11sid .. e .. r..th~gJJ..e .. sLt:or...a .. d .. en.sitv .. in .. c..enti:ve __ as .. ruu.t..oJJle.sigt:lRe.'li.ID:¥...aLthe...applicant.:.S 
11A)JJ.e.S..t. 

10.7.410 STANDARDS 

,6vailable density inceQ!j_yes ~ de..scrih.._e£1.jnJ:JJ..h.k..1-2. However, in no..cas_e....shall...th.e...ro.mLd.ensitv Q~o....a...site 
e.xce.ed....10..0__un.its...p~.ere,Jn____ad.d.itioo,J .. b.e..Ci~imit the total numbeum.d/or type of density 
in~entiv.es for.which .the __ prop_~_rtymro;_g.u.aljJy_b.ased...mu.he followint£ 

A. A..v..ailabi.lity of adequatyublic facil.ioo and services, including_public water..,_sanitary s..ewe..r, stonn 
d.rain.ag__e, pglice an_d___fire.J).r.Qtect.ims 

B. Iraffic impacts. AP-Pli..cants may be required to.,.provide a traffi..~ly.§is. prepared by___a 
lice.nse .. d...traffK..e.ngit:le...er, wh.icl..1j.ru;JJ,J __ d.es .. app.rnpdate mitigation.measure~ 

C. CQ.mpatibility with adj_acent single-family residential zonin~districts. 

TABLE 7-2 
DENSITY INCENTIVES 

IierJ _ __d~~jtyjncenti ve..s___ary __ e..an.t.e...d__wbeu a d~e,r_p.JQY-ide.s..th~ 
~mie.ct.a..oienitieJ>_ti.sted~Ln.Xable~l:.1.t.o.....eJia:Lih,~..mbM.,Q(p.,Q.ints 
r~q,uir..e.d..fo..r..tb~.d .. e.ns..i.ty..Jnc~1S..e..s shown in this tab~, 

Oe11s.._itv 
Increa.s)t 

New density 
incentive 
(bonus) section. 
As written 
would only 
apply to Town 
Center zones, 
but in the future 
the City could 
consider 
applying to 
Community 
Commercial (CC) 
zone or 
Residential 
Multifamily. 

Maximum 
density 
permitted with 
incentives is 100 
units/net acre. 
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Maximum 
1-----=~~~'----l--"~~~~"--H 

ln_~Lt.O.J11mlify_fouuie11si1YJ~ntiYeth.e_uro_pJ:>..se.dJ™--..OY_emeJJ1s 
must pt:ID'ide a.n a01eni~hicJus_1W.1..o1~~e..$QJJ.ired by the 
D,eytl~..Qxk;.,__W.h~~menity regfilC.e...s_that__a 
minimum amorurtcl..ar.~ b.e...provided._ the same.$1~ 
~10..1.hes.Jll1nted_tow.ar..ds .. .ru_h.eLameruties~Ib.e...prn_p_ertYJ)~"'11.e.rJJ®;:J1e 
~wcedJo e~cute a coyeua.Qt wi.th.1h.e....CJ!y_..eQ..S.Uring__c_{t01inµ.Jlti.rul.and, 
maintenance of the qualifying amenity by ib.e...property owner. Projec~ 
Cfillll.01,.q11.alify_fuun.ultipl_e__p_oint.Yru.ues in....th.e same....am...si,njty_categoi:;y_. 

l-----"'-~----l-~--.--..-l-4density of 100 
40 units/acre du/net acre l----' ..... """"~'----1-'--"'======='='=="--H 
6.0 unitsl~ within the TC 

zones. The base 
density in the 
Town Center is 
proposed to be 
increased to 40 

1---------------------------1--------+-------Hdu/acsothe 
l-__ ....,!;!!i!~~l!!§1~!!!!~!!;g~tQ!~!R!~~~~!!:!!1L_ __ _J_ ______ J__ ____ _jJbonuswould 

Tier 2 densi:tyJnc._e_ntiYe.sare~.<!!'.~ed .. when2J)~oQfunits.ares.et asid_e 2.0..J.mit.s/__a~ allow an 
fuuenters 0Ll).11rcha~~rningJlQJiillre _tb.anJlfil'.'1t..0Jm..clianios:rn 
arulpayingno more than_J.Q%o o(!QtaJJ1oos.el12.lg in_9.£1fil~.J11.nmLQ.! increase of up to 

60 additional moljgage_, 
S,uchunitsshallb.e.deyeJop .. edJ2y a developer ,yith exi:w_r.irn_ce du/ac. 
U11@rtaki,ngJn11~J.Jlfill non-ru:.Qfit low-income housjng..d~1-o,.11111eJ1ts, 
Jhis dl111si LQ_es_nota t · nstit.uti.naa.lhru1~ 

TABLE 7-3 
AMENITY CATEGORIES AND VALUES 

.-------.....------..-------------------------l Table 7-3 
Amenity Yalu.e Description identifies the 
Category type and 

1----===~~=---l-~---~-1-~~~~----~~~~~-~--~~~-~-~~amountofeach 
l?icy_cle .L_p...Qillt l1oYid~_re_sideo..tUY.iib enhanced b.icy.,ci.e...am.enitle_sjuarking...a.nd~jJ; . P t 
Amenitie...s ar~_al.,__The area dedicated to long-ter..m bicycle~ shall bk .. sized to im rovemen 

~ 
EffiQ.iMQy 

"Gee.en'..: 
MateJ:ia.ls 

2..Jlrun.ts 

2 polnt.s 

3.J20.ints 

PC Amendments 1/5/2016 

a.cc~5.....b.ic._y_cls:s .. @Lunitand.m.us1.he...c_(ll'_e_red __ a11d.s_eQ,U:e_. required to 
J..he are_a d..e~e..d_to___bicycle wai.LlhaUJ1e..a..minim.u...1ILQf 50 s.q11.aJ_e qualify for 
f'efilJn_am_a_aruld..~ne~~d to facilitatel>~_mainte..nfil1ke_, points. 

Energy ef.tlciency improvements compliant with Energy Trust of.Q.[™, 
froj~tenrn.lU.n...t.k_~ Tru.st's Q~n.As~i.smnce pro!.m.uru!.JJrJ.ng 
~.llli\lic ~!.l.ru:.£!.arlier and CJ>Jil!Il.il.19~~Qregon.@de..r.e_gu.iremems 
lzyJun.i.nim.11IlLllUi ve pe.rc..e.nt. 

Achieve an Ener~S..tar_soore_o.fLQl'...better, as...c.alculated....by the EPA 
online_lo_ot 

Ilse e.n._yj~ntally sensitive C'Gr.een"}matfil.i.als __ oru1tkast...5.0..% Qf 
th.e_b..uild..in~ior.....s..1.trfac.e.sincl.udjng~ 
• WalLand_Ceilin_gLatex..I>aiot: l,.Q.w..=Y .. OC 
• £.aint wj1b...r..e..cyckds.0Jlte11t . .minimll.lll.5.Il%...p..o.s.t:-c.ill1.si.nn.er 
• Q2.JJnteJJQIL'.¥.i.th_r.IDc.le.d_c_o_oJen..t: 2-5 % P12sl::.@11sJJ.m.er__co-1U..~nt 
• Carp_e.Lw:itb...p.ost-collfil!fileuecyc k..d ~tent £±50%) 
• ~1~b.le.fl_Qodng_materials;Linofounh .. Co~B_amboo..J)J_ WooJ 

• fuLe.sLS1e..wards..bip_C..011nciLc.e~d wo.9-d_R~Ja.imeq_j\,.o.qg 
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G.rfilln.d_EJ oo r 
ReJaiJ 

lksiilimliru 
Ganl~ning 

Ro_QflQJ1.Qa.nl~ 2JJ_QU!~ 
QLE!;n:.Ro_of 

l?l!.blic 
PlazaLO_utd__oor 
Patio/Seating 
ALe__a 

Strnctur.sld 
Ming 
LEEI2 
Cmifkation 

2J1oints 

lQJJJlints 

Si~r_:__8 
p.oinls 
G.okLlQ 
~ 
Platinum;_U 
RQl.!JlS 
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&o.Yide_at~JlQ_s9nare feet of.r.et.aiLQLSQace_wbichls_ds:.signe_dJo 
be c.on vertibiuo,grmmdJfill.el re~<JiL__A_densi!,yJ1~;uu1s.Jruhis_rummityj.s 
aYaiiable in the TCT zone only. 

&o.Yide a communitJ;,,garden for us~by re_s_idents. The__ga.ak11-mnst 
incJ.ud_uai~~e 3' _by 5'~,.ithJffiProved soil and a 
~-t-SO!!Lctlo.ci.rdgailiill._I~~~~ at.grade or 1;ctoftoJ1_,Jw~ 
n1usU:itl9-cat.e.dJn_an arnaJ.Yjib_.1;1dJ.Q1tate_sJ,mligbJ:lminimumJ:i 
hours~~~~~nu~ardeJLsbaU_b_e_s_iz_e_d 
rruic_cmnm~1xais~.ds_pernilitplu.s_IDl~_s, 

e.rovkl~r.ooftQR_g{lrde!lfil__an_e_c_o:::tQ.Qf,_IliexQQ~o..oL~Q:Ioof 
m.ustcover at least 50 percent of the roof area~ building. R2oftQR 
gar.dens wu..st be__acc_e_ssi bkJo.r.e.side.ntund.at k..asL~c.ent__o_fJ~ 
garden arya_musL~.QU!~iruilimts. Thuemai_n ingJll:e.a_m_u.s.tJn<;J.u.Jle 
s_eaJingJlrn.a.s.Jtn.d__o1lieuuneniti~...o.:r.oofsJn1J.st be designed to reduce 
smUlli-Yater and be entirely s;oyered with v~Ji@, 

.whe.r~round floor retail is plann~provide a .m11io area_fut_gptd_oor 
§.@ting between _the retai.LandJ:he_primnru1hlic_st[eetfrnntage_}Yhich 
is.®_s_.d_to_a.c.tiv~te_tJle_st~ruron_tage. Ih~-JWio_an_cl~_ating_area 
fillJ.SLexte_nd.aJQ.Qg,J1tieasUQk_e1_of the. fro.ntage___and__b_e,_atJeastJJLfi:fil 
®,AA. 

P_rw_de_a.Jiublic=plaza with a minimm:n_area oL2,000 sgu__are_fo_et, 
S..e.at~eas and l~ndscawptamings are required amenities. _Water 
feat!J.L~s__are encouraAAd· To promote a sense p~enness and safety, 
pJililic_p_la_z.as_shalLb-<:Lcrunp.letclY,YisJbleir_om_an_adiacenLStre_e_t 
fro.ntag~ 

ALk.asL8Jlfuf-11Je_r_e_qu_ired_p..arkmgis,.p_ro_vid.e.din...a.,mu:king_struc1UL~. 
SJni~l!!.re,s~b_e at- or b~rade~ 

f[Qj_e_c_t des,ig!le_dJP acJ1ieve LEED_Silver, G.old.,_o_r elatinu_m 
~gtifk_ation. Project fea_tures..reH,u~_d_t_~~or__LEEJ2~nific_~!ion 
gin_llQt be used tMu.alifY. for pointsi!LQther__a,menity cate,ggries. 
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ARTICLE 8 GENERAL DEVELOPMENT STANDARDS 
ACCESS AND cmCULA TION 

10.8.140 SPECIFIC SITE ACCESS AND CIRCULATION STANDARDS 

The following access and circulation standards apply specifically to certain types of development or apply 
within certain locations within the community. 

A. Multi-Unit Development. A functional and safe environment for vehicles and pedestrians is 
important within residential areas. Multi-unit development should be visual appealing from the 
adjacent street right-of-way and be functionally and aesthetically tied to adjacent residential 
neighborhoods. 
1. Circulation 

a. A continuous pedestrian connection shall be provided from the front door of all 
residential buildings to the public sidewalk. 

b. Separate pathways from dwellings a minimum distance of ten ( 10) feet. The 
separation is measured from the pathway edge closest to any dwelling unit. 

c. On-site pedestrian walkways are required to be a minimum width of five (5) feet 
connecting dwelling units to parking/open space/recreation areas. 

2. Parking Areas 
a. Separate physically and visually parking areas greater than I 0,000 square feet in 

area with landscape planter bays at least eighteen feet in width. Individual 
parking areas may be connected by a driveway. 

b. The sidewalk system shall connect the front door of all residential buildings to 
parking area(s). 

3. Pedestrian Environment 
a. Residential doors which face a public right-of-way shall be setback a minimum of 

2--feet lfo-~tplusJID,Y additional width needed to meet the _ _1nfujJruu:11_sig,~\'filjs 
r.~iremegtti_where_JmRL\.cable) from a public sidewalk. 

b. The following types of doors shall not provide the primary entrance into a 
dwelling unit: sliding glass or solid metal doors without glazing. 

c. Residential stoops, porches or terraces shall be raised a maximum of 3 feet above 
grade at the adjacent right-of-way. 

d. Residences with entry porches or terraces shall have a minimum area of 6,0-4_Q 
square feet. 

e. Residential entries shall be lowered a maximum of 4 feet below grade measured 
at adjacent right-of-way. 

Figure 8-2: Example Site Layout for Multi-Unit Development 
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Parking Screened from View Minimum 5' On-site W'alkways 
Connect Units to Parki 

Figure 8-3: Pedestrian Environment for Multi-Unit Development 

PC Amendments 1/5/2016 EXHIBIT A 

Existing Figure 

8-2 to be 
deleted and 
replaced. 

Updated Figure 
8-2: Example 
Site Layout for 
Multi-Unit 
Development 

A new Figure 8-3 
has been added 
illustrating 
setback 
requirements 
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4. Screening/Service Areas 

a. All mechanical equipment shall be screened from view by an opaque fence or 
solid landscape screen 8 feet high. 

b. Service/refuse collection areas shall not be located within 20 feet of public rights­
of-way. 

c. All development of two or more stories in height shall be required to provide 
screening of garbage collection and storage areas from above. 

d. All roof mounted mechanical equipment other than vents shall be screened from 
ground level view. The screening shall be as high as the height of the equipment 
and shall be integrated with the exterior building fa9ade 

5. Landscaping 

6. 

a. 

b. 

At least 75% of required landscaped area shall be planted with any suitable 
combination of trees, shrubs, or evergreen ground cover. 
A maximum of 25% of required landscaped area may include architectural 
features or artificial ground covers such as sculptures, benches, masonry or stone 
walls, rock groupings, bark dust, decorative hard paving and gravel areas 
interspersed with planting areas. 

Crime Prevention Through Environmental Design (CPTED) 

a. 

b. 

No landscaping, fences, walls or plant materials greater than 5 feet in height shall 
be installed which obstruct the visibility of a dwelling entry from a public street. 
A minimum of 25 square feet of window area shall be provided within each 
dwelling unit facing a common open space, pedestrian path or parking lot to 
allow visual surveillance. 

c. A clear line of site between all front building entries and the public sidewalk or 
parking areas shall be maintained. 

d. Lighting shall be provided at all exterior dwelling unit entrances. 
e. Guard or a keyed variation of gated residential development is prohibited. 
f. Motion activated security lighting is prohibited along public rights-of- way. 

B. Commercial Development. Commercial development should accommodate automobiles, mass 
transit, bicycles and pedestrians in a safe, functional and visually appealing manner. 

1. Circulation 

a. Auto/truck access to parking shall be from a local or collector street, an adjacent 
development, alley, or existing driveways along arterial roads. 

b. Where buildings are setback from right-of-ways, a continuous and direct sidewalk 
with a 12-foot minimum width shall be provided between the public sidewalk and 
the front door to all buildings on site. 

c. All roadways or drives shall include sidewalks on both sides of travel lanes with 
the exception of vehicle facilities that provide access to loading and service areas. 

2. Parking 

b. Bark dust is 

proposed to be 
deleted as a 

possible 

landscaped 
cover. 

PC Amendments 1/5/2016 EXHIBIT A Development Code Amendments, page 29 of 51 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

a. 

b. 

c. 

d. 

Construct off-street surface parking that does not occupy more than 50% of the 
street frontage. Where a site has frontage along a side street a surface parking lot 
may occupy more than 50% of the side street frontage. 
Screen parking with solid perimeter wall, ~ative welde.d IILe..tall..wr.Q.ughLimn) 
f.e.nc.ioJLan.d.J;;.olimms, earthen berm or evergreen hedge ( or a combination ot) at-a 
minimum spacing of 3 feet and a maximum of 5 feet in height. JJie_Jnaxim.um 
l1eighLof _scre_e.ni.nuhall be five -<S.:LfeeJ .e_~c~.p_t_a!gng__tb~e~tre.e,Lfmnt_a~~~1~ 
~-.maxitn.ll!J1 he_ig!U:_s1iaU_be_Jbree _Qlfeet__sjx_(_§l inm~ 
Provide a minimum of 15% of parking lot as water pervious surface - either 
paving or landscaped retention areas. 
Development sites shall not consist of paved parking areas of more than 50% of 
the entire site area. 

Figure 8-4: Parking for Commercial Development 

3. Pedestrian Environment 

a. The sidewalk system shall connect all customer entrances to the public sidewalk. 
b. Minimum sidewalk width IO feet. Sidewalks shall meet American with 

Disabilities Act (ADA) requirements and may include landscaped areas, benches 
and other pedestrian amenities. 

c. Plazas, squares or courts shall be fronted by commercial building facades with 
75% or more transparency/window opening of first 15 feet of building. 

d. All development shall provide a sheltered entry area at the entrance to each 
commercial establishment with a minimum area of fifty (50) square feet and a 
minimum dimension of six (6) feet. 

4. Screening of Service Areas 

a. All loading areas shall be physically separated from customer pedestrian and 
residential areas with a solid 5-foot tall fence, evergreen hedge, arbor, berm or a 
combination of these elements. 

b. All ground level and roof-top mechanical equipment shall be screened from view 
with landscaping, fencing and or walls. The height of the screen shall equal or 
exceed the hei ht of thee ui ment, and include screen in from views from above 

2b. 
Amendments 
intended to 
clarify current 

code language. 

A new Figure 8-4 

has been added 
to illustrate 
parking for 

commercial 
development. 

PC Amendments 1/5/2016 EXHIBIT A Development Code Amendments, page 30 of 51 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

when visible from adjacent inhabited buildings. 

5. Landscaping 

a. 

b. 

c. 

d. 

Landscaping standards vary depending on zoning, use, adjacent zoning, and 
existing site conditions. 
A landscaped strip at least ten ( 10) feet in width shall be provided abutting any 
property line facing a street. The landscape strip shall be appropriately landscaped 
with ground cover, planted berm, shrubbery and/or trees. 
At least 75% of required landscaped area shall be planted with any suitable 
combination of trees, shrubs, or evergreen ground cover. 
A maximum of 25% of required landscaped area may include architectural 
features or artificial ground covers such as sculptures, benches, masonry or stone 
walls, rock groupings, bark dust, decorative hard paving and gravel areas 
interspersed with planting areas. 

C. Town Center Districts. The intent of the following standards is to provide a functional and safe 
environment for vehicles and pedestrians, where the needs of pedestrian are emphasized. The 
Town Center should have a clear separation between pedestrian and vehicular areas and should be 
comfortable and safe in all seasons and hours of the day. 

1. Building Orientation 

a. 

b. 

c. 

d. 

e. 

f. 

TCC: Building facades shall be built along at least 80% of the primary building 
frontage line. 
TCT: Building facades shall be built along at least 75% of the primary building 
frontage line. 
TCS: BttildiRg facades shall be b1:1ilt along at least 50% of the primary bttildiRg 
frontage line. 
One ( l) entrance shall be provided for each building fa9ade. When building is 
located on a corner, one entrance at the comer is permitted. 
If a building is setback from right-of-way, it shall be a minimum of four feet (4') 
in depth and include plazas, forecourts or other paved areas for public seating, 
artwork and landscaped planting beds. 
If a building is setback from the right-of-way, mechanical units, meters or other 
above grade or wall mounted utilities shall not be located in the front setback 
area. 

2. Pedestrian Connections 

a. When provided on-site, parking shall not be located between the front fa9ade and 
the front property line. 

b. Where walkways are parallel and adjacent to a driveway or street (public or 
private), they shall be raised 6 inches and curbed or separated from the 
driveway/street with bollards and/or a 3-foot minimum landscape barrier. 

c. Where pathways cross a parking area, driveway or street ("crosswalk"), they shall 
be clearly marked with contrasting paving materials, humps/raised crossings, or 
painted striping. If painted striping is used, it shall consist of thermo-plastic 
striping or similar type of durable application. 

d. All mechanical equipment, outdoor storage, and manufacturing and service and 
delivery areas shall be screened from view from pedestrian sidewalks. Screening 

d. Bark dust is 

proposed to be 

deleted as a 

possible 

landscaped 

cover. 

Deleted TCS 
building fa<;ade 

frontage 
requirement in 

10.8.140.C(l)(c) 
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shall be provided by one or more of the following: decorative wall (masonry or 
similar quality material, evergreen hedge, wood fence - non-see through). 

3. Site Amenities. Every development shall provide at least one of the "pedestrian 
amenities" listed below: 

a. A plaza, courtyard next to the building entrance a minimum of 4 feet in depth for 
residential food, beverage or entertainment establishments only or, for other uses, 
an area with public art which incorporates seating ( e.g. a fountain). 

b. Public seating areas (chairs, tables, benches) 
c. Building canopy, awning or similar weather protection across 75% of fa9ade 

projecting a minimum of four feet over the sidewalk. 

CLEAR VISION AREA The TCT zone 

10.8.155 STANDARDS 

Except in the Town Center zones Core wne, a clear vision 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 vehicular 
access to a public street, excluding alleys. 

A. On Corner Lots, no vehicle, fence, wall, hedge or other planting or structure shall be parked, 
erected, planted, placed, located or maintained, except for occasional tree trunks or poles, so as to 
impede visibility within the greater of the two clear vision areas defined below (see Figure 8-3): 

1. The triangular area formed by the curb lines along such lots and a straight line joining said 
curb lines at points which are 30 feet distant from the intersection of the curb lines and 
measured along such lines; or 

2. The triangular area formed by the property lines of such lots and a straight line joining said 
property lines at points which are IO feet distant from the intersection of the property lines 
and measured along such lines. 

B. A Private Access shall be treated as a public street for the purpose of this section. The edge of the 
paved surface area of the private access, be it roadway, curb or sidewalk, shall be treated as the 
curb line in determining the vision clearance area. 

C. The vision clearance area for all commercial, industrial, institutional, and multi-family uses shall 
be detennined in the manner set forth in subsection (A)( I) above. 

D. The vision clearance area for single-family homes and duplexes shall be determined in the manner 
set forth in subsection (A)(2) above. 

E. Any obstruction maintained in violation of this section shall be deemed in violation of the 
Development Code and shall be abated pursuant to Section I 0.1.400 enforcement procedures. 

requires building 
facades be built 
along at least 
75% of the 
primary building 
frontage line. 
This may be 
difficult to 
accomplish with 
the clear vision 
triangle. This 
section was 
amended so 
that the 
exemption 
applies to all TC 
zones. 
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Figure 8-J ~: Clear Vision Area Updated Figure 
numbering. No 
graphic change. 

OPEN SPACE, RECREATIONAL FACILITIES AND COMMON AREAS 

10.8.205 

A. 

B. 

c. 

STANDARDS 

Open space areas may be required to avoid placing stmctures or other improvements either in 
identified hazard or resource areas as required by Section I 0.5.005 et. seq. and Section 10.8.300 et. C2 may affect 

seq. developments 

Areas retained to comply with Clean Water Services {CWS) water quality sensitive area and 
vegetative corridor requirements of the Design and Construction Standards or surface water quality 
or quantity facilities requiring over I 00 square feet of area shall be considered open space but not 
be considered a recreational area unless so designed as to be integrated with a development's site 
design and available for access for residents in the development. 

For land divisions: 

1. 

2. 

Each open space and recreational facility shall be placed in separate tracts. 

Having a net density of at least 9 .60 units per acre, 20% of the entire site in open space 
with at least one recreational tract having minimum dimension of sufficient size to 
accommodate play equipment targeted for preschool and elementary aged children plus 
table(s) and bench(es) for passive recreation. 

within NMU 
zone; however, 
it is consistent 
with the 20% 
open space 
required for 
MUPOs. 

01, which 
requires 20% 
OS, is specific to 
RML and RMH, 
so it does not 
affect TC or 
NMU zones. 

D. ~t for dev_e)QRments in ICC_or TCJ zon~11NJ;:~* development not involved in a division of 
land, open space and recreation areas shall be held in common for residential condominiums or by 02 - 07 are not 
the primary land owner for apartment complexes or non-residential development. The area shall be limited to RML 
placed within an easement unless waived by the Director for minor recreation facilities or and RMH. The 
recreation facilities that are integrated with the developed portion of the project. Dey_efopm_e11ts amendments 
~hiu.the NMU .zoo...~JllID'.~Adiu:ds_be.rn.\Y....thrn.ugh.a1Lfil'J:tLQY~_d_MU~DJ would exempt 

the TC zones. 
1. Residential projects in the Residential Multifamily Low (RML) and Residential For NMU, 

Multifamily High (RMH) districts shall provide the following: All condominium, two- applicants could 
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family dwellings, multi-family dwellings, residential care facilities, residential care modify 
institutions, and nursing or convalescent homes shall provide 20% of the lot area in open standards with 
space, excluding that area designated in the site plan and improved for off-street parking MUPD. 
and driveways. All dwelling units shall be immediately accessible to a minimum of 600 
square feet of open space. 

2. All condominium, two-family dwellings and multi-family dwellings of 20 units or more, 
residential care facilities, residential care institutions, and nursing or convalescent homes 
shall improve 1/2 of the required open space as recreation space. Recreation space shall be 
planted in grass and/or improved for recreational use, and have a minimum area of 870 
square feet and a minimum dimension of 20 feet. For two-family and multi-family 
dwellings, the recreational area shall include a children's play area. A fence shall be 
installed that is a minimum of thirty (30) inches in height to separate a parking lot, street, 
or driveway from any children's play area. 

3. For the development of condominiums, two-family and multi-family dwellings of20 units 
or more, residential care facilities and residential care institutions, individual private open 
space (patio or balcony) shall be provided for each dwelling unit. All private open space 
shall be directly accessible from the dwelling unit through a doorway. Patios and balconies 
shall be at least 48 square feet in size with a minimum width dimension of four (4) feet. 

4. Floor area of ground floor patios and all balconies for individual units can be used to meet 
no more than 1/2 of the recreational land area requirement. Private open space shall be 
separated from common open space through the use of perimeter landscaping, fencing or a 
change in vertical grade (e.g. second floor balconies). 

5. Where a proposed condominium, multi-family development, residential care facility, 
residential care institution, or nursing or convalescent home will abut an existing or 
proposed public park or open space, the development shall integrate into its design the 
adjoining park or open space to maximize its benefits to development residents. 

6. No less than 75% of all open space areas excluding recreational space shall be landscaped 
with living ground cover, shrubs or trees. 

7. State law and administrative codes pertaining to residential care facilities, assisted care and 
nursing facilities shall supersede the provisions of this section where there is a conflict. 

E. Areas and tracts of land to be held in common, shall meet the following requirements: 

I. Common areas shall be held in ownership by either a homeowners association or operator 
of a multi-family development, residential care facility, residential care institution, or 
nursing or convalescent home. 

2. To ensure adequate maintenance of common areas within the land division, the applicant 
shall provide maintenance provisions in Covenants, Conditions and Requirements 
(CC&Rs) when to be maintained by a homeowners association or another method an 
operator of a multi-family development, residential care facility, residential care 
institution, or nursing or convalescent home. 

F. A development shall include proposed dedication of open space or recreational facilities to the City 
or reserve such areas for acquisition by the City based on the following requirements: 
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1. The dedication or reservation shall be approved by the Parks and Recreation Commission 
prior to any acceptance of the reservation or dedication by the City. The Parks and 
Recreation Commission shall only consider any dedication or reservation if found: 

a. Consistent with the Parks, Recreation and Open Space Master Plan in terms of 
location, size, shape and purpose of the facility or area; 

b. Adequate recreational elements for active and/or passive recreational needs ( e.g. 
trails, benches, play equipment, ball fields, etc.) are provided; 

c. Open space areas provide connectivity with other open space or recreational areas 
as shown on the Parks, Recreation and Open Space Master Plan; 

d. Adequate services and facilities are available to maintain the dedication or 
reservation; and 

e. For reservations, that acquisition of the property has been programmed in the most 
recently adopted capital improvement program or otherwise authorized by the City 
Council. 

2. Where the City will accept a dedication pursuant to paragraph ( 1) above, no more than 
50% of the System Development Charges (SDC) for a project can be waived by the 
Community Development Director upon consultation with the Parks and Recreation 
Director. The amount of the waiver shall be based on the completeness of the recreational 
elements and maintenance facilities provided, and the importance of the property to the 
completion of the Park, Recreation and Open Space Master Plan. There shall be no waiver 
of park SDC for any reservation of an open space area or recreational facility. 

3. If the developer is required to reserve land area for a park, playground, or other public use, 
such land shall be acquired by the appropriate public agency within eighteen (18) months 
following final land use approval including but not limited to final plat, site plan, 
conditional use or design review approvals. The price shall be agreed upon prior to final 
approval or such reservation shall be released to the subdivider. 

G. Where it is determined by the Director that to achieve a greater sense of open space of an area, 
open space that is proposed for two adjoining developments shall be located adjacent to each other. 

Figure 8-4 ~: Parking Lot Landscaping 

HAZARDS AND RESOURCES 

LANDSCAPING, SCREENING & BUFFERING 

10.8.420 LANDSCAPING REQUIREMENTS BY ZONE 

A. Landscaping Required In The Neighborhood Commercial Zone. All required yards (exclusive of 
accessways and other permitted intrusions) adjacent to a public or private street shall be 
landscaped. 

B. Landscaping Required In The Communitv Commercial Zones. A landscaped strip at least ten 
( I 0) feet in width shall be provided abutting any property line facing a street. The landscape 
strip shall be appropriately landscaped with ground cover, planted berm, shrubbery and/or trees. 

Updated Figure 
numbering. No 
graphic change 

No change to 
this section 

C. Proposed 
amendments 
would eliminate 
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c. 

D. 

Landscaping Required In The Town Center Zones. All new commercial and residential 
developments in the Town Center Tr9J1sition Zones shall landscape no less than 5% of the lot 
area using appropriate native plant materials and/or architectural features such as benches, 
planters, and water fountains which are suitable and supportive of the downtown commercial 
environment. Jointly improved landscaped areas are encouraged to facilitate continuity of 
landscape design within the Town Center. The City may choose_ to wa.!Ye_thls reguirement_for 
developments_ that provide street.s_Qape amenities within the mtl:>lic right:QB:Y.ll)'.. Ne~ 
development in the Town Center_core zone is ex,¥l.lll)tJrnm the . .minimum Jands_c_apjng 
@J.l!ireme_nt 

Landscaping Required in the Institutional Zone. Landscaping shall be in context with the use and 
surrounding zones. For institutional uses that consist of primarily open space, such as a park 
or playground, the landscaped area shall be defined by the site plan and include a landscaped 
strip at least ten (10) feet in width abutting any property line facing a street. For institutional 
uses in which the site is primarily devoted to non-open space, the landscaping requirements 
shall match the zone district immediately adjacent to the use. Where there are no landscaping 
requirements for the adjoining zone, the landscaping requirements shall meet the requirements of 
subsection (B) Community Commercial above. 

E. 75% Coverage. Exc~J?t in the Town Center Core_ ~+=At least 75% of the 
required landscaped area shall be planted with any suitable combination of trees, shrubs, or 
evergreen ground cover. The required 75% coverage shall be based on the size of the 
plant material within a specified time as follows: 

1. Trees - within five (5) years from the date of final inspection by the Building Official. 
2. Shrubs - within two (2) years from the date of final inspection by the building 

Official. 
3. Ground covers - at the time of final inspection by the Building Official. 

F. 25% Architectural Features. E..x.c_ej) t i n the Io w n Center C_o_r_e___z one ,_ 
Landscaped areas as required by this article may include architectural features or artificial 
ground covers such as sculptures, benches, masonry or stone walls, fences, rock groupings, bafk 
ffi:l5t; decorative hard paving and gravel areas, interspersed with planting areas. The exposed 
area developed with such features shall not exceed 25 percent of the required landscaped area. 
Artificial plants are prohibited in any required landscaped area. 

10.8.425 BUFFERING AND SCREENING STANDARDS 

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 8-2, 8-3 and 8-4). 
The owner of each proposed development 1s responsible for the installation and 
effective maintenance of buffering and screening. 

3. In lieu of these standards, a detailed buffer area landscaping and screening plan may 
be submitted for the Director's approval as an altemative to the standards, provided it 

the 5% 
landscape 
requirement in 
TCC and allow 
City the option 
of eliminating it 
in TCTfor 
developments 
that provide 
streetscape 
improvements 
in the public 
ROW. 

F. Bark dust is 
proposed to be 
deleted as a 
possible 
landscaped 
cover. 
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affords the same degree of buffering and screening as required by this code. 

B. Buffering and Screening Requirements 

1. A buffer consists of an area within a required setback adjacent to a property line and 
having a depth equal to the amount specified in the buffering and screening matrix and 
containing a length equal to the length of the property line of the abutting use or 
uses. 

2. Utilities, screening, sidewalks and bikeways, and landscaping may only occupy a buffer 
area. No buildings, accessways or parking areas shall be allowed in a buffer area 
except where an accessway has been approved by the City. 

3. The minimum improvements within a buffer area shall consist of combinations for 
landscaping and screening as specified in Tables 8-2, 8-3 and 8-4. In addition, 
improvements shall meet the following specifications: 

a. At least one (1) row of trees shall be planted. They shall have a mm1mum 
caliper of two (2) inches at four ( 4) feet in height above grade for deciduous trees 
and a minimum height of five (5) feet high for evergreen trees at the time of 
planting. Spacing for trees shall be as follows: 

1. Small or narrow-stature trees, less than twenty-five (25) feet tall or less 
than sixteen ( 16) feet wide at maturity shall be spaced no further 
than twenty (20) feet apart; 

2. Medium-sized trees between twenty-five to forty (25-40) feet tall and 
with sixteen to thirty-five (16-35) feet wide branching at maturity shall 
be spaced no greater than thirty (30) feet apart; 

3. Large trees, over forty ( 40) feet tall and with more than thirty-five (35) 
feet wide branching at maturity, shall be spaced no greater than forty 
( 40) feet apart. 

b. In addition, at least ten ( l 0) five-gallon shrubs or twenty (20) one-gallon 
shrubs shall be planted for each 1,000 square feet of required buffer area; 

c. The remaining area shall be planted in lawn or other living ground cover. 

4. Where screening is required the following standards shall apply in addition to those 
required for buffering: 

a. A hedge of narrow or broad leaf evergreen shrubs shall be planted which will 
form a four (4)-foot continuous screen of the height specified in Table 8-3 within 
two (2) years of planting; or 

b. An earthen berm planted with evergreen plant materials shall be provided which 
will form a continuous screen of the height specified in Table 8-3 within two 
(2) years; or 

c. A fence or wall of the height specified in Table 8-3 shall be constructed to 
provide a continuous sight-obscuring screen. 

5. Buffering and screening provisions shall be superseded by the clear vision area 
requirements as set fo1th in Section I 0.8.150. 
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6. When the use to be screened is downhill from the adjoining zone or use, the 
prescribed heights of required fences, walls, or landscape screening shall be measured 
from the actual grade of the adjoining property. In this case, fences and walls may exceed 
the pennitted six (6)-foot height at the discretion of the Director as a condition of 
approval. When the grades are so steep so as to make the installation of walls, 
fences or landscaping to the required height impractical, a detailed landscape/screening 
plan shall be submitted for approval. 

7. Fences and Walls: 

a. Fences and walls shall be constructed of any materials commonly used in the 
construction of fences and walls such as wood, stone, rock or brick, or otherwise 
acceptable by the Director; 

b. Such fence or wall construction shall be in compliance with other City 
regulations; 

c. Walls shall be a minimum of six (6) inches thick; and 
d. Chain link fences with slats shall qualify for screening. However, chain link 

fences without slats shall require the planting of a continuous evergreen hedge to 
be considered screening. 

C. Screening: Special Provisions 

1. Screening and Landscaping Of Parking and Loading Areas. Screening and landscaping of 
parking and loading areas is required as provided in this Article. 

2. Screening of Service Facilities. Except for one-family and two-family dwellings, any 
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 screened from view by placement of a solid wood fence or 
masonry wall between five and eight (5-8) feet in height. 

3. 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 park shall be screened or enclosed from view by placement of a solid wood fence, 
masonry wall or evergreen hedge. All refuse shall be contained within the screened area. 

4. Screening of Swimming Pools. All swimming pools shall be enclosed as required by 
City of Forest Grove Building Code. 

D. Buffer Matrix 

I. The Buffer Matrices contained in Tables 8-2, 8-3 and 8-4 shall be used in calculating 
widths of buffering/screening and required improvements to be i~1stalled between 
proposed uses and abutting uses or zoning districts. 

2. An application for an adjustment or variance to the standards required in Tables 8-2, 
8-3 and 8-4 shall be processed as a Type I, ll or III procedure, as regulated by Article 2 
provisions for Adjustments and Variances. 
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TABLE 8-2: BUFFER MATRIX PROPOSED USE 

Attached Commercial Town Table 8-2: 
Single Units, Single Units Attached and Center Indus-

Eliminated Detached: and Single Units Institutional Zones trial 
DEVELOPMENT Manufactured Multifamily. and Zones (TCC. Zones buffer 

SITE~ Units 1-5 Units; Multifamily, 
(NC.CC. +<,;& (LI, GI) requirements 

ABUTTING USE Duplexes 5+ Units 
INST) TCT) between Town 

Detached Single Units; 
A c D c E Center zones 

Manufactured Units and CC zone. 
Attached Single Units 
and Multifamily. 1-5 A B D c E 

Units, Duplexes Eliminated TCS 
Attached Single Units from Table 8-2 
and Multifamily. 5+ A A D c E 

Units 

Commercial Zones c c c A-.; D 
(NC, CC) 

Town Center Zones c c 
(TCC. TCS, +G+) 

c A-,;; D 

Industrial Zones 
D D 

(LI, GI) 
D B A-;; 

Note: See Table 8-3 for alternative combinations for meeting these screening requirements. 

TABLE8-3 
BUFFER COMBINATIONS FOR LANDSCAPING AND SCREENING[!] 

Options 
Minimum Trees 

Shrubs or Groundcover Screening 
Wirlth foer linear feet of buffer) 

A 10 Lawn I living 

B 10 20' min I 30' max Lawn I living 
I 10 15' min I 30' max Shrubs 4' hedges 

c 2 8 spacing Shrubs 5' fence 
3 6 Shrubs 6' wall 
I 20 10' min I 20' max Shrubs 6' hedge 

D 2 15 spacing Shrubs 6' fence 
3 IO Shrubs 6' wall 

E 1 30 
IO' min I 20' max 

Shrubs 6' hedge or fence 
2 25 Shrubs 5' earthen berm 01 

spacing wall 

[I] Buffers are not required between abutting uses that are not of a different type when the uses are 
separated by a street. Adjustments from these requirements can be obtained; see Article 2. 

PC Amendments 1/5/2016 EXHIBIT A Development Code Amendments, page 39 of 51 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Figure 8..§ Z 
Buffer Example - Between Single-Family and Multi-Family 

PC Amendments 1/5/2016 

TABLE8-4 
BUFFER COMBINATIONS FOR 

LANDSCAPING AND SCREENING 

=== A 
~ 

EXHIBIT A 

Updated Figure 
numbering. No 

graphic change 
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OFF-STREET PARKING AND LOADING 
10.8.505 APPLICABILITY 

A. 

B. 

New Construction. At the time of the erection of a new structure within any residential, 
commercial, institutional, and industrial zoning district, off-street vehicle parking shall be 
provided in accordance with this section. E~p.Las .. sp_e.~ifiedJn_.fillb£e.cli.oILl2..be1o.w,JJS~Y-se5 
in the Town Center zones are exempt from the requirement to provide off-street parking. 

Expansion of Existing Use. At the time of an enlargement of a structure, which increases the 
on-site vehicle parking requirement, off-street vehicle parking shall be provided in accordance 
with this section, subject to the following: 

1. On the date of adoption of this code, the number of vehicle parking and loading spaces 
required shall be based only on floor area or capacity of such enlargement. 

C. Change of Use. When an existing structure is changed from one use to another as listed in this 
section, the following provisions shall apply: 

1. If the parking requirements for each use are the same, no additional vehicle parking shall 
be required; 

2. Where a change results in an intensification of use in terms of the number of vehicle 
parking spaces required, additional vehicle parking spaces shall be provided in an amount 
equal to the difference between the number of spaces required for the existing use and the 
number of spaces required for the more intensive use; 

3. Where the change results in a decrease in intensity of use, the applicant may eliminate 
excess vehicle parking spaces in an amount equal to the difference between the number of 
spaces required for the existing use and the number of spaces required for the less 
intensive use. 

D. Parking Exemption for the Town Center Zones. 

1. Exce_pt for new mull:rramiJy __ .d~liJ~nits. all AU development in the Town Center zones 
shall be exempt from off-street parking requirements for new construction, expansion of 
existing use and change of use. N.e:\'i_lll!lltifamily OLQljxed..JJs.e de.Y.clop_me.nts <re..s.ideJltial 
R,Q,ttiillLQil~~J:QYide_~jnim..um....J.%}1!.ir.e..~~ ~ordaru;_e with Table 8-5. 
ex.~1h.at 

a,__ln_MdeLt_Q___Cfil,Qill:age the m:eserY.ati.QJLa.n.d...E!Js._e of bistoricJruililings, no.Jlllrking 
sbaJI be required __ for new _ocexisting _Jnultifamil~nits . .ab_oy_e __ the_grmmd...lloo.Lin 
b.uilding;s.JmjltkfJIB!_l2.5Q. 

~· _ A 2.5_o/q_re_d~tionJ11.1h~min.im11.nLn.u~1....Qf_par.~aces reguir.ecjjs_aJiowed for 
ag,e.:r..e_stricJe.d~nio.rJlillJ_sing. 

d.___A r.ed!Jctim1..0£Jhree.. (3) parking s_p_ace_sjs__a.l_low~..d.iQLe.Y..erY.....Q.!le. ( I ) ded icat.ed_£fil:: 
s.b.ar_s;=™~JOYid.ed., 

Change 

exemption to 
allow for new 
parking 
requirement for 

MF. 

D. Amendments 
address new 
parking 
requirement for 
new MF units in 
the TC zones. 
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TABLE 8-5: Parking Requirements 

MINIMUM PARKING MAXIMUM PARKING ALLOWED Proposed 
LAND USE REQUIRED Parkin!! Zone Parkin2 Zone B amendment to 

RESIDENTIAL the parking 
Household Living 

See Multifamily None None table would 
- Single Units, Attached require parking 
- Single Units, Detached 1.0 I DU None None for MF in the TC, 
- Accessory Units 1.0 I DU None None but at 
- Duplexes 1.0 I DU None None somewhat 
- Multifamily Units DU<500 sq ft: 1.0 I DU reduced rate 
(illl1sidf_Qf._T_~_c~:) I bedroom: 1.25 I DU 

None None relative to the 
2 bedroom: 1.50 I DU 

rest of the city. I 
3 bedroom: 1.75 I DU 

- Multifarnil~-1lnits DU<~ ft: 0.5 I DU 
uYhhinJn..thtlmYn 1 b~rnQ_m.;JL1iLl2U 

~ C~nteI) 2 b_edrQ.Qlll; __ L2.5.1J2U one 

3 bedrn_om: _ _tJ_5_LJ2U 
- Manufactured Units 1.0 I DU None None 
- Mobile Home Parks 1.0 I DU None None 
Group Living 1.0 /room None 

None 
1.0 I 2.5 beds 2. 7 I 1000[2] 

Transitional Housing 1.0 I 2.5 beds None None 
Home Occupation None None None 
CIVIC 
Basic Utilities None None None 
Colleges 

1.0 I 5 students I staff 
1.0 I 3.3 

1.0 I 3.3 students I staff 
students I staff 

Community Recreation 2.01 1,ooor21 2.5 I 1,000[2] 4.o 1 1,ooor21 
Cultural Institutions 2.5 I 1,000[21 3.5 I 1,000(21 4.5 I l 000[2] 
Day Care - Home None None None 
- Commercial 2.0 I classroom 2.111,ooor21 3.2 / l,OOOr2l 
Emergency Services 3 .0 I 1,000[2] 3 .5 I 1,000[2] 4.5 I 1,000[2] 
Postal Services 2.5 I 1,000[21 3.0 I 1,000f21 4.5 I 1,000[2] 
Religious Institutions 1.0 I 4 seats in main 1.0 I 1.7 seats in 1.0 I I .3 seats in main 

assembly area main assembly assembly area 
Schools 
- Preschool 5.0 + I I classroom 7 .0 + 1 I classroom I 0.0 + I I classroom 
- K-8 2.0 I classroom 2.5 I classroom 3. 5 I classroom 
-9-12 

1.0 I 5 students I staff 
1.0/3.3 

1.0 I 3.3 students I staff 
students I staff 

Social I fraternal l 0.0 I 1,000[2] main 12.0 I l ,000[2] 14.0 I 1,000[2] main 
Clubs I Lodges assembly area main assembly area 

PC Amendments 1/5/2016 EXHIBIT A Development Code Amendments, page 42 of 51 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Figure 8-61i: Parking Stall Dimensions Updated Figure 
numbering. No 

+Figure 8-1 2: Parking Stall and Aisle Dimensions graphic change 

PUBLIC IMPROVEMENTS No change to 
this section. 

BUILDING DESIGN AND DEVELOPMENT STANDARDS Some of these 
standards (e.g. 

10.8.710 STANDARDS subsection 2a, 
2c, 4b) appear 

A. Building Design Standards for Multi-Unit Development ex_c.e_p_Lwitb.inJown_C~_nrer ffi!J§. to be contrary to 

1. Massing and Form 
the goals of the 
Town Center 
zones to have 

a. On lots with an average cross slope of 15% or more, no more than 60% of the site higher density 
shall be re-graded. buildings. The 

b. No building shall have a dimension greater than one-hundred and fifty ( 150) feet TC zones already 
without a minimum three (3) feet off-set of the exterior wall. have their own 

c. At a minimum, every two dwelling units shall be offset from the next dwelling standards. 
unit by at least four ( 4) feet in depth. Proposed 

d. All habitable rooms shall incorporate at least one window when facing parking amendments 
lots and common areas. 

make it clear 

2. Compatibility 
that TC zones 
are exempt from 

All buildings shall incorporate a porch or architecturally defined entry space for 
these zones. 

a. 
each ground level dwelling unit with a minimum area of 16 square feet per 
dwelling unit, with no dimension less than 4 feet. 

b. Shared porches or entry spaces are permitted. All grade level porches shall include 
hand-railing, half-walls, or shrubs to define their outside perimeter. Deleted common 

entrance 
c. Commoa entrances shall not serve more than four (4) dwelling units. 

requirement due 

3. Privacy 
to not being 
practical with 

a. Front entryways into dwelling units shall be separated vertically or horizontally a 
buildings served 
by elevators. 

minimum of three feet from sidewalks used by more than one dwelling unit. 
b. Bedroom and bathroom windows shall be offset a minimum of four (4) feet from 

windows on adjacent buildings (unless window glazing is frosted, diffused or glass 
block) 
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Figure 8-8 .Ul: Examples of Private Multi-Family Open Space 

4. Building Relationship with Adjacent Arterials 

a. Buildings shall be setback at least IO feet from arterials. 
b. Buildings shall be oriented away from arterials and no front or main entries shall 

be facing the arterials. 
c. The setback area shall be landscaped consistent with the buffering requirements of 

Section I 0.8.425 except that chain link fence shall not be allowed. 

Building Design Standards for Commercial Development ~c_~yithi.lLTIDYni&uteJ=-o..r..Mix.ed 
Use zon.e5-. 

1. 

2. 

Building Orientation 

a. 

b. 

Design and construct buildings so that at least one fa9ade is within sixty (60) feet 
of a dedicated public street right-of-way line. 
Design and construct a minimum of one primary building entrance for each 
building ground floor use or tenant along a public right-of-way or internal 
roadway built to City public street engineering standards. 

Massing and Form 

a. Provide changes in the depth of the fa9ade plane in excess of two (2) feet for all 
building walls more than 75 feet in length. 

b. Maximum length of building facades shall be 200 feet. 
c. Roofline heights must be varied a minimum of 2 feet for building facades greater 

than 75 feet in length. 
d. Provide vertical partitioning of facades by using columns, pilasters and other 

vertical elements a minimum of every twenty-five (25) feet. 
e. Articulation of building fronts through changes in depth or building relief (e.g. 

windows, doors, cornices, columns, change in materials) shall occur a minimum of 
every fifteen ( 15) feet in the horizontal or vertical dimensions. 

Figure 8-8: 

Updated Figure 

numbering. No 
change to 
graphic. 

The TC zones 
already have 
their own 
standards and 
NMUwill be 
subject to a 
MUPD. 
Proposed 
amendments 
make it clear 
that these zones 
are exempt from 
this section. 
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Figure 8-11: Commercial Development Massing and Form 

I Varied Roof Heights 
i (Mm Z Fe~t} 

I 

Building Articualtion 
{Use of \tltndows, Cotur.·ms 
Cornice .1nd Raetss•sl 

Change in Dept11 of the 
Facade Plan 

2FH!) 

Figure 8-912: Example of Building ~Design Elements 

Corner Entries 
Recessed Entries 

Extruded Entries--, 

New figure 

added Figure 8-
11: Massing and 
Form 

Replaced Figure 
8-9 and 

renumbered to 
Figure 8-12 
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3. Design Elements 
a. Every building elevation adjacent to a street with a horizontal dimension of more 

that 100 feet shall have a building entrance. 
b. Building facades adjacent to sidewalks or pedestrian connections must include 

weather protection canopies or awnings along at least 75% of the length of the 
ground floor fa9ade. 

c. Incorporate a minimum of 50% transparency/window openings on the ground 
floor facades of buildings that are 5,000 square feet or less, or 20% 
transparency/window openings for buildings greater than 5,000 ~ s.gJJ_a.te_feet 
facing the public right-of-way. For a building that faces two streets, the 
requirement shall apply to the predominant street or as determined by the Director 
where both streets are considered similar. 

d. Windows shall not be reflective, tinted or treated in such a way as to block views 
into or out of windows unless for energy or security purposes. 

e. Windows must be recessed a minimum of 4 inches from building facades. 
f. Materials such as synthetic stucco (EIFS, Dryvit, etc.) are prohibited at ground 

floor. 
g. Vinyl cladding of building fa9ade is prohibited at ground floor. 

4. Compatibility 
a. Any building or portion of a building that is less than 50 feet from existing 

residential dwellings must not be higher than I 5 feet above the top of the roofline 
of the nearest existing dwelling. 

b. When adjacent to existing residential development, all commercial structures with 
floor areas less than 20,000 square feet of total building area must provide a 
gabled element to the parapet or roof. 

5. Safety 
a. Security gates or bars on windows or doors are prohibited along ground floors of 

commercial buildings, excluding loading and storage areas. 
b. Motion activated security lighting is prohibited along building facades that front 

onto public rights-of-way. 
c. Public access shall be provided to all commercial uses that provide plazas, 

squares, or courts intended for food, beverage or entertainment uses. 
d. Parking lots or roadways shall not be gated or secured excluding loading and 

stora e areas or residential arkin areas. 

Delete existing 
Figure 8-9. 
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Building Design Standards within Town Center Districts 
1. Building Form 

a. All new structures shall be a minimum of two-stories in height b1Jhe_I__C_C_zo.ne_or 
a minimum height of24 feet 16....fufilJn..the_I.CTzon.e..measured at the front 
elevation to top of parapet or eave line of lowest point of facade. 

b. All flat-roofed buildings shall have a decorative cornice at top of building 
{parapet) 

c. Exterior pilasters and columns shall project a minimum of 6 inches beyond 
building face. 

d. All rooftop mechanical equipment shall be screened by a solid wall from view of 
the public right-of-way and pedestrian routes. 

Figure 8-1-913.: Retail Sterefreet Details Town Center Districts Building Form 

) 

Section C 

Amended for 
consistency with 

development 

standards table 
in zone. 

Updated Figure 
8-10 with new 
graphic and 
renumbered to 
8-13 
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2. Retail Storefronts 
Subsection 2a is 

a. Ground floor storefront glazing along the primary publie fa9ade shall eomprise a redundant to 
minimum pereentage of the main floor's exterior wall area, as follov,s: TCC Subsection 5 
80%; TCT & TCS 50%. below. 

~ b,. First floor vertical elements such as columns or pilasters shall be provided Proposed 
and spaced center-to-center at a maximum of 25 feet apart. amendments 

b. e: Doors on the main floor faryade facing a street shall contain windows delete 2a in 
equivalent in size to 50% of door surface area. favor of 

£: 4: Storefront glazing must be transparent. Reflective, tinted, glazed or subsections. 
techniques that obscure more than 20% of glazed surfaces shall be prohibited. 

d. e; Glazing dimensions shall have a greater height than width. 
~ f. Storefront glazing with divided lights shall be limited to transom windows 

only. 
!: g-: All window frames shall be painted. 
&, Ir. Awnings shall be constrncted of metal, glass or natural canvas fabrics. Vinyl, 

synthetic fabric, plastic or backlit awnings are prohibited. SigFtage or letteriflg 
on awnings is prohibited. 

Figure 8-14: Town Center Districts Retail and Storefronts Details 

Pilasters and Columns 
Shall Project Min. 6 Inches 
Beyond Building Face 

Ffat Roof Buildings Shall 
include Decorative Cornice 
at. Top of Building 

New Figure 8-
14: Town Center 
Districts Retail 
and Storefronts 
Details graphic 

3. Commercial Entries 

a. 
b. 

c. 
d. 
e. 

The entry enclosure shall be offset a minimum of 2 feet from the building faryade. 
Windows and door in exterior wall shall be surrounded with trim of2-l/2 inches 
minimum width. 
At least 25% of all primary entry doors shall contain transparent glazing. 
Unpainted metal frames are prohibited. 
Reflective, opaque or tinted glazing is prohibited. 

4. Residential Entries 

4a. Require that 
residential 
entries be 
setback at least 
3 feet. In some 
cases additional 
setback may be 

a. 

PC Amendments 1/5/2016 

needed to 
Residential doors which face a public right-of-way shall be setback a minimum of accommodate 
~3_i~~tJrom a public sidewalk"plu_s_an~~ditiQill\U~b.a~k~..d.JQmeet th~ sidewalk 
minin;nun_s_i~t""~lkJ·_~ .mmi~J~cL\¥,h.~~-a _ ill~ le -' 
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b. The following types of doors shall not provide tlie primary entrance into a requirements 
dwelling unit: sliding glass or solid metal doors without glazing. downtown. 

c. Residential stoops, porches or terraces shall be raised no higher than J;1 feet above 
grade at the adjacent right of way. 4c increase the 

d. Residences with entry porches or terraces shall have a minimum area of 60 square permissible 
feet. height of stoops, 

e. Residential entries shall be no lower than 4 feet below grade measured at adjacent etc. 
right-of-way. 

a. 

b. 

Window aruLd.QQr_openings shall comprise the following minimum portions of the 
front building facades at the main tloor~ured between 2 feet above sidewalk to 
10..fes:_Lab.aye_side_w..alk: TCC - 80%; TCS 30%; TCT - 6-0%_~Q. 
Window and__d_QQ[_openings shall comprise the following minimum portions of the 
front building fa9ade above the main floor _Jueas.u.reJLJietween Ll~e,t~abov~ 
sidewalk to JQ_foet ahove_side_walk: TCC - 30%; TCS 20%, TCT- 30%. 

c. Clear or transparent glazing is required for windows fronting the public rights-of­
way. 

d. Glass shall be recessed a minimum of l-1/2 inches from the surrounding exterior 
wall surface. 

e. Spandrel, glass curtain-wall or any window wall glazing that creates an opaque, 
flat or featureless, or reflective surface shall not be used at ground floor. 

Figure 8-15: Town Center Districts Window and Door Openings 

Sa/Sb Removed 
TCS reference. 
Allow doors to 
be included. 
Change from 
60% to 50% for 
consistency with 
Subsection 2. 

New Figure 8-
15: Town Center 
Districts 
Window and 
Door Openings 
graphic 

6. Exterior Walls 

f. Vinyl, plastic or metal siding are prohibited the all Town Center zones. 
g. Synthetic Stucco (EIFS, Dryvit, etc.) insulating cladding materials along the first 

floor of facades that front public rights-of-way are prohibited. 
h. Flaostone or other stone veneer alon the first floor of facades that front ublic 

PC Amendments 1/5/2016 EXHIBIT A Development Code Amendments, page 49 of 51 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

rights-of-way are prohibited. 
1. Simulated or cultured stonework are prohibited for commercial uses. 
J. Wood, asphalt or cement shingles are prohibited at first floor for commercial uses. 

7. Walls and Fences 

k. Plastic and/or chain-link fences are prohibited in all Town Center zones. 
I. All wood fences shall be painted. 

ARTICLE 12 USE CATEGORIES & DEFINITIONS 
10.12.100 CLASSIFICATION OF USES 

Uses are assigned to the category whose description most closely describes the nature of the primary uses. 
When all the primary uses of a development fall within one use category, then the development is assigned 
to that category. When the primary uses of a development fall within different use categories, each primary 
use is classified in the applicable category and is subject to the regulations for that category. 

10.12.105 LISTING OF USE CATEGORIES 

All uses are classified into one or more of the following use categories. In order of listing in this section, 
they are: Residential, Civic, Commercial, Industrial and Other. Use types listed within each category are 
presented in alphabetical order. 

In addition to use categories, the Code defines residential building types. Residential building types are 
listed in each zoning district that permits residential use from least intensive to most intensive (for example, 
"Single Detached" is listed above "Single Attached", and both of these building types are listed above 
"Multi-Family"). 

10.12.130 COMMERCIAL USE CATEGORY 

F. Motor Vehicle Related 

I. Motor Vehicle Sales/Rental: Includes car, light and heavy truck, mobile home, boat and 
recreation vehicle sales, rental and services. parking faciljti~s for cac sharing vehicles by a_c_ru: 
shatinggr,ganizatiwL.are regµlated_as accessory __ pm:kin.gJQ_Jhe~ub~.J~_arkjng is locat.e.d_an_d 
arel'l,0Lclas.sified_a5,..m01Qr ve.hicJu-.eJrta1 

10.12.210 MEANING OF SPECIFIC WORDS AND TERMS 

CI. Caliper. The diameter of a tree trunk measured at a prescribed height. 
C2. Carpool/Vanpool. A group of two (2) or more commuters who share the ride to and from work, school, 
and other destinations. 
Cl_,__c_ar-Sluu:~_J}rganization,_-c-A car-share__gi;ganizati.00.:'__is ... aw~P!!bliLor.=RtiY.ate _ _en__titx..JJiaLp..r.QYides___a 
mem~.r.sltip.:has.e.d~har.e service to-1~=11ulilic_an.d_manage.s.. .. maintaios,_a11.d . .ins11..r.~.o..LYdicle.s_fui: 
shared u.s..e ~indi.Yid!ll!ls .. am:J__grnup_m.e.mhet:s. 
CA,~ Change of Use. Any use that differs from the previous use as defined in the Section I 0.12.005, Use 
Categories. 
C_5,--G4-: City. The area within the territorial limits of the City of Forest Grove. 
(;.Q,~ City Engineer. The person assigned the title of City Engineer for the City of Forest Grove, Oregon, 
or designee. 

Modified Motor 
Vehicle 
Sales/Rental use 
category to 
clarify 
relationship to 
car-sharing. 

Added new 
definition of 
Car-Share 
Organization 
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CL-Ge-: City of Forest Grove. The governing structure for the municipality of Forest Grove, Oregon. 
C_8,-G7-: Clear Vision Area. A triangular area located at the intersection of two (2) streets, a street and a 
railroad, or a street and driveway; defined by a line across the corners, the ends of which are on the street or 
alley lines, an equal and specified distance from the corner. 
Ql,-G& Complex. A structure or group of structures developed on one (l) or more contiguous lots of record 
and developed as part of an overall development plan. 
ClQt-9-: Comprehensive Plan. The generalized, coordinated land use map and policy statement of the 
governing body of the City of Forest Grove that interrelates all functional and natural systems and activities 
relating to the use of land, including, but not limited to: sewer and water systems, transportation systems, 
educational facilities, natural resources, and air and water quality management systems. 
CJL-G-1:-0.- Conditional Use. A use which may be permitted by the approval authority following a public 
hearing, upon findings by the authority that the approval criteria have been met or will be met upon 
satisfaction of conditions of approval. 
CJ2. .. -G-l+. Contiguous. See "Abutting." 

04. Density. The intensity ofresidential land uses, usually stated as the number of housing units per net 
acre. 

a. Gross Density. The number of residential dwelling units per acre based on the area of the 
site found inside the parcel boundary. This includes the building lots, parking and driving 
areas, sidewalks, public right-of-ways, public and private streets and common driveways, 
public and private open space areas, and other tracts intended for public use. 

b. Net Density. The number of dwelling units per acre based on the net site acreage, which 
does not include sidewalks, public right of ways, public aRd private streets, commoR 
drivev,rays, public aRd pfr,,ate opeR space areas, aRd other tracts iRteRded for common use 
Jjghts.:.Qi::.way..throJJgh oLOil.ihe.._edge_ofthe_siw.,._emirnnme.n_tal.ly@nstnti.ru:d~JJ,s.,_ru:_lru1d 
intended for public ownership such park.and opensp~e.s._uses. 

c. Bonus Density. Density bonuses either_are granted by the Planning Commission and/or 
City Council to the developer, to have an overall ratio of dwelling units to the planned 
development site area greater than would be allowed for a conventional development in the 
same location;_or ared!PJilie1:Lmu:sJJ.a.n..Uo_l0~1.41>Q. 

Figure 8-++ 16: Signs in the Town Center 

Figure 8-~ 11: Visual Surveillance Standard 

Updated 
definition is 
more consistent 
with regional 

standards. 

Updated Figure 
numbering. No 
graphic change 
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FOCUS AREA 1 - TOWN CENTER GUIDELINES 

Overview 
Forest Grove began as a small farming community with a small downtown and a quality educational 
institution (now Pacific University) at its center. Since the community's inception, the town center 
has been important and still maintains much of its tum of the century charm with numerous intact 
historic buildings. 

This section, Focus Area I, establishes specific design review guidelines for new development in the 
Town Center. The primary intent of the Town Center Focus Area is to reinforce the existing positive 
qualities of the architecture and streetscape. While the City is not seeking new development to 
replicate the architecture of existing buildings, new projects should use design elements that reinforce 
or enhance the character of the Town Center. 

Applicability 
The City has three t~town center zones, listed below and illustrated in the map on the following 
page (Unless otherwise noted, Design Guidelines apply uniformly to bo.th the three zones.) 

• Town Center Core (TCC) provides for a concentration ofretail and office needs in the core 
commercial area of the city. Retail or office uses are required on the ground floor, with an 
emphasis on those uses that serve a walk-in clientele. A combination of office and residential 
uses are allowed on upper floors. Design components should work together to form a unified 
district. Architectural elements should form a continuous and interesting storefront fas;ade 
featuring streetscape amenities for the pedestrian shopper. 

• Town Center Transition (TCT) is similar in form and specific street front characteristics to the 
TCC with the primary difference being that retail uses are not required on the ground floor, and 
therefore the vibrant streetscape may also include residential or office activities. 

• Tewa CeRter Support (TCS) creates aa area v,ith a mix of office, light industrial and resideatial 
and some retail uses as a coatiauation of the Tov,rn Geater compact urban from con-cept. Ground 
floor retail uses are allowed on the ground floor, but not required. /•, varied an-d attracfr.,,e 
streetscape is desired in this zone. 

In cases where a development falls into both the Town Center Focus Area and another Focus Area, 
both sets of guidelines may apply, but where they conflict the guidelines for the Town Center take 
precedence. 

The following section is divided into four general categories: 
• Site 
• Building 
• Lighting 
• Signs 

Each category has a set of corresponding design objectives, guidelines and standards, and is further 
divided into sub-categories as necessary. 

Consolidated TC 
zones, delete TCS. 
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SITE- BUILDING ORIENTATION 

Guideline - Design and construct buildings oriented to a public street right-of-way to create safe, pleasant and 
active pedestrian environments. 

Descrjptjon - Development in the town center area should create a well;;:defined, safe, attractive and active 
pedestrian environment. Zero lot line development should be encouraged in all town center zones, particularly 
the Town Center Core. Parking should be behind or to the side of buildings, so as to not obstruct pedestrian 
pathways to the front door of buildings. If buildings are setback from the sidewalk, the area in front of the 
building should be well landscaped am! QLused as an expanded sidewalk area or a pedestrian plaza. 

Track 2 - Design Guidelines 
Recommended 

• 

• 

Minimize building setbacks from any public 
street right-of-way. Zero lot line buildings 
along the public street right-of-way are 
encouraged to maintain an inviting and 
continuous storefront presentation. 
Design and construct a primary building 
entrance for each building fa~ade. If a 
building has frontage on more than one 
public street, a single building entrance on 
the corner is acceptable. 
Use the area between the right-of-way 
and building to create a plaza court, 
planterarea, bicycle parking or another 
amenity. 
Main entrance should be oriented to the street. 

Not Recommended 
• Parking located between the building 

fa~ade and the street. 
Excessive front setbacks (greater than IO feet). 
Storage in front of building fai,:ade. 

Track I - Development Standards 
Related Code Standards 

• 

-

• 

• 

TCC: Building facades shall be built along 
at least 80% of the primary building 
frontage line. 
TCT: Building facades shall be built along 
at least 75% of the primary building 
frontage line . 
TCS: Building facades shall be built along 
at least 50% of the primary building 
frontage line. 
One (I) entrance shall be provided for 
each building fm;:ade. When ~building is 
located on a corner, one entrance at the 
comer is permitted. 
If a building is setback from right-of-way, it 
shall be a minimum of four (4) feet in depth 
and include plazas, forecourts or other paved 
areas for public seating, artwork and 
landscaped planting beds. 
If a building is setback from the right-of:. 
way, mechanical units, meters or other 
above grade or wall mounted utilities shall 
not be located in the front setback area. 

Recommended: zero setbacks at sidewalk 

Suggest modifying 
last sentence in 
description by 
changing "and" to 
"or". 

As a result of 
consolidating TC 
zones, delete TCS. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

SITE - AMENITIES 

Gujdeline - Protect pedestrians from wind, sun and rain and provide courtyards or other outdoor spaces to 
create a comfortable environment for meeting and sitting. 

Description - Pedestrians should be protected from the elements, to encourage use of the Town Center during 
inclement weather. The design of awnings and canopies should be integral and well proportioned to the facades 
of buildings. Street furniture, such as benches, lamps and landscape planters should be provided. 

Track 2 - Desie:n Guidelines 
Recommended 

Provide weather protection above 
sidewalks in the form of awnings or other 
building elements appropriate to the design 
of the structure. 
Canvas fixed or retractable awnings or 
horizontal metal canopies. 
Seating areas near retail establishments. 
Courtyards, squares, forecourts, and 
plazas with active adjacent ground-floor 
uses. 

Not Recommended 
• Awnings with vinyl or synthetic fabrics, 

plastic, backlit, or with oversized 
lettering. 
Seating areas adjacent to loading, service 
bays or storage areas. 
Seating areas that are hidden, secluded, 
dark or unsecured spaces behind or on 
the side of buildings. 

Track I - Development Standards 
Related Code Standards 

Every development shall provide 2 or 
more of the "pedestrian amenities" listed 
below: 
a. A plaza, courtyard next to the 

building entrance a minimum of four 
(4) feet in depth for residential food, 
beverage or entertainment 
establishments only. 

b. Seating areas (chairs, tables, benches) 
c. Building canopy, awning or similar 

weather protection across 75% of 
fa~ade projecting a minimum of four 
feet over the sidewalk. 

d. Public art whlffi 1hru incorporates 
seating ( e.g., fountain). 

Awnings shall be constructed of metal, 
glass or natural canvas fabrics. Vinyl, 
synthetic fabric, plastic or backlit 
awnings are prohibited. Signage or 
lettering on awnings is prohibited. 

Proposed 
amendment 
allows signage on 
awnings. The 
current graphic 
illustrating this 
code requirement 
includes signage. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

EXHIBIT A 

Existing graphic 

with new caption. 

New graphic 

showing metal 

and glass awning 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

BUILDING- FACADES 

Guideline -All buildings shall contribute to the storefront character and visual relatedness of town 
center buildings 
Description - Facades should define a continuous street edge, while adding visual interest and 
variety for the pedestrian. Building frontages should provide a sense of continuity and enclosure to 
the street, creating a human-scale "street wall.'' 

Track 2 - Dcsh!n Guidelines Track I - Development Standards 
The minimum Recommended Related Code Standards . Walls that have a comfortable rhythm of . All new struetm=es btiildings in the TCC. height in the TCC 

bays, columns, pilasters or other ~QM shall be a minimum oftwo,-stories zone is two 
articulations. in height or a minimum height ef24 stories. The . Facades should be taller than one

0
-story to reetJJ.l.lli!w buil<:Lin&s..ln..tb.e_l~CLz.o!:le minimum height 

create a sense of enclosure along the ~JJJllLbu .. .lllinimum Qf 16 fe~t_in heigh_t, in TCT and TCS is 
sidewalk. BY.il_g_~b-~ght shall ~ measured at the 

16'. The . Architectural elements such as towers, roof front elevation to top of parapet or eave 
parapets. line of lowest point of facade. minimum height . Well-detailed cornices of significant . All flat-roofed buildings shall have a requirement 
proportions to create visual interest and decorative cornice at top of building should apply to 
shadow lines. (parapet) buildings only, not . Vertical elements -wllli;l-1 !hfil break up long, • Exterior pilasters and columns shall all structures 
monolithic building facades along the project a minimum of 6 inches beyond 

(e.g., fences, street. building face. . Regularly spaced and similar-shaped . All rooftop mechanical equipment shall walls, poles, etc. 

windows with window trim on all building be screened by a solid wall from view of should not be 
stories. the public right-of-way and pedestrian subject to . Bay windows on second story or higher 
floor levels. 

routes . minimum height). 

• Screen mechanical equipment. 
Not Recommended . Blank walls at street level. 
• Unarticulated rooflines . . Exposed rooftop mechanical equipment, 

electrical units or telecommunication 
equipment. 
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March 7, 2016 

City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Examples: Desirable Building Facade and Design Elements 

Recemmended: facade articulatien 

New graphic 

showing newer 
building with 

desired fat;:ade 
elements. 

Updated caption. 

Delete existing 
graphic. 

EXHIBIT A Design Guideline Handbook Amendments, page 7 of 16 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

BUILDING - RETAIL STOREFRONTS 

Guideline - Storefronts should appear open, inviting and engaging to the passerby. 

Descriptjon - Retail and other commercial establishments should provide windows and doors offering views in 
and out of the building so passersby may see activity within buildings. 

Track 2 - Desi2n Guidelines 
Recommended 

• 

Storefront§ should be designed to encourage a 
lively streetscape with clear windows, window 
displays. 
Clerestory or transom windows above 
storefronts are recommended. 
Entryways with multiple doors, 
windows, architecture details and ornate 
hardware. 
Sliding, overhead or other operable windows 
for restaurants or other active uses. 

Not Recommended 
Blank walls. 

• 

Windows whloo th.at are too small to provide 
views in and out. 
Tinted, opaque or reflective glazing on windows 
or doors. 
Solid metal or wood doors with small or 
no windows. 
Featureless entryways (doors flush with 
building facades, no architectural details, etc.) 
Windows with residential-type multiple lites 
or divisions. 
Windows that have a greater horizontal 
than vertical dimension. 

• 

• 

• 

• 

• 

Track I - Development Standards 
Related Code Standards 

Ground floor storefront glazing along the 
primary public fa\:ade shall comprise a 
minimum percentage of the main floor's 
exterior wall area {meafilu:e.cLb.etween 2 fe..e.t 
fil1QY...uidewalk to 10 fe~.Jlb.ove sidewalk) 
as follows: 

TCC: 80% 

TCT &-+GS: 50% 
First floor vertical elements such as 
columns or pilasters shall be provided and 
spaced center-to- center at a maximum of 
25 feet apart. 
Doors on the main floor fa\:ade facing a 
street shall contain windows equivalent in 
size to 50% of door surface area. 
Storefront glazing must be transparent. 
Reflective, tinted, glazed or techniques 
that obscure more than 20% of glazed 
surfaces shall be prohibited. 
Glazing dimensions shall have a greater 
height than width 
Storefront glazing with divided lites 
shall be limited to transom windows 
only. 
All window frames shall be painted . 

Proposed 
amendments 

delete TCS zone. 

As noted in 

Development 

Code the 
methodology has 

been clarified. 

Added new 
graphics with 

caption 

March 7, 2016 EXHIBIT A Design Guideline Handbook Amendments, page 8 of 16 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

BUILDING - WINDOWS 
Guideline - Use windows to create an open and inviting atmosphere. 
Description - Retail uses should provide windows that create visual interest and encourage people to visit 
restaurants and shops. Blank walls should be avoided. 

Track 2 - Desien Guidelines 
Recommended 

The majority of the ground floor building 
fa1yade should contain windows. 

• Multiple windows should be provided on the 
front fa9ade above the main floor in a 
uniform pattern. 
Window should be oriented vertically with 
rectangular shapes. 
Frame openings with trim around windows 
and doors. 

• If used, door and window shutters should be 
sized to cover the entire window. 
"Punched" window openings recessed rather 
than flush with the building fa1yade. 

Not Recommended 
• Tinted or reflective glass and glass block . 

Spandrel or other contemporary glazing 
(i.e., glass surface smoothly and unifonnly 
covering structural elements). 

Track I - Development Standards 
Related Code Standards 

Window openings shall comprise the 
following portions of the front building 
facades at the main floor: 
TCC: Minimum 80% 
TCS: Minimum 30% 
TCT: Minimum 60%-50% 

Window openings shall comprise the 
following portions of the front building 
fa1yade above the main floor: 
TCC: Minimum 30%, maximum 80% 
TCS: Minimum 20%, maximum 80% 
TCT: Minimum 30%, maximum 80% 

Clear or transparent glazing is required for 
windows fronting the public rights-of-way. 
Glass shall be recessed a minimum of 1-
1/2 inches from the surrounding exterior 
wall surface. 
Spandrel, glass curtain-wall or any 
window wall glazing that creates an 
opaque, flat or featureless, or reflective 
surface shall not be used at ground floor. 

Amended to 
delete TCS zone. 

TCT amended to 
be consistent with 

50% required by 
"Building - Retail 

Storefronts"} 

New graphic and 

caption added. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

BUILDING - EXTERIOR WALLS 
Guideline - Use materials whleb that are compatible with the character of Forest Grove and create a sense of 
pennanence. 
Description - Materials used should be consistent with the existing buildings in the Town Center. Quality wall 
materials provide a sense of permanence and should be applied to create a sense of substance and mass. 

Track 2 - Desien Guidelines 
Recommended 
• Quality materials such as brick, stone and 

natural wood. 
Applications whleb that create depth, such 
as recessed windows and doors. 
Establish a single clearly dominant exterior 
wall material and finish. 

• Belt courses and medallions. 
Consider the following materials: 
TCC: Brick or stone masonry. 
TCT &--+GS: Brick or stone masonry; 
cement-based stucco; lap siding; board and 
batten siding; shingles and shakes. 

Not Recommended 

• 
• 

Brick or stone veneer 
Vinyl or metal siding . 
Flagstone, simulated river rock or other 
similar veneer cladding. 
Simulated stucco cladding (such as 
EIFS/Dryvit) at ground level. 
Concrete masonry block at ground level. 

Track 1 - Development Standards 
Related Code Standards 
• Vinyl, plastic or metal siding are 

prohibited the all Town Center zones. 
Synthetic Stucco (EIFS, Dryvit, etc.) 
insulating cladding materials along the 
first floor of facades that front public 
rights-of-way are prohibited. 
Flagstone or other stone veneer along the 
first floor of facades that front public 
rights-of-way are prohibited. 
Simulated or cultured stonework are 
prohibited for commercial uses. 
Wood, asphalt or cement shingles are 
prohibited at first floor for commercial 
uses. 

Amended to 
delete TCS zone. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Section II - Commercial Corridor Focus Area 

Commercial Zoning Map 

i " Z4TH 
123ROa 

i 
~~ND 

:22N[l 

1!iTH 

13T!1 

----====--------w•" 

March 7, 2016 EXHIBIT A 

Commercial 

Corridor map 

added. Map 

shows proposed 

western boundary 

at Elm Street, 

which reflects the 

rezoning of the 
Town Center 

Expansion Area 

from CC to TCT. 

No other changes 

to the 

Commercial 

Corridor 

Guidelines 

proposed. 

Design Guideline Handbook Amendments, page 11 of 16 



City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

Section III Multi-Unit Residential Focus Area 
Applicability 
The City has a variety of areas whlsh that are designated for multi-unit housing. Primarily, M-multi-unit 
housing is focused on land zoned either: 

• 
• 

Residential Multi-unit Low (RML). 
Residential Multi-unit High (RMH) . 

Land zoned Community Commercial (CC) and NeighM.!:hru>.d.Mixed-Us_e (NMU) also allows multi-unit 
development. The design standards and guidelines in this section apply to multi-unit development in these three 
four districts, with multi-unit being defined as buildings whlsh that include at least three dwelling units. 
Howe~. within the NMU zon.e, these standards may..lliUilQ<lifiedJhrougb.JtJU1p~d.Mixed:lJ.s..e..£lan. 
~opment (Ml!PQ1 

While multi-unit residential development is also allowed in Town Center zones, its character in those areas can 
be significantly different from that of the Commercial Corridor and residential zoning districts, but is not 
subject to the standards in this section. Therefore, residential development in the Town Center is subject to the 
Town Center guidelines found in Section I. 

In the RML, RMH, an4 CC,._and NM_U zones, these multi-unit residential design guidelines apply to the multi­
unit types as follows: 

Single;;family attached developments with three or more units (i.e. townhouse, courtyard). 
Duplex developments with at least two duplexes (i.e. courtyard/loft/urban housing). 
Apartment buildings with three or more units (i.e. courtyard/loft/urban housing). 

The following guidelines section is divided into four categories, with sub-categories provided as necessary 
within each. Each category has a set of corresponding design objectives, guidelines and standards: 

• Site 

• Building 

• Lighting 

• Signs 

MafH)f. Zones wh-i,e-ehlh"AHIHlowvv-1 -l\'M1-1u1111t1•=·~'..l:f1rnt· -f~(esff!i:~·ltl·+-'Ye"'\lelwmem 

The proposed 
amendments 

assume that MF 
within NMU zone 
will occur as part of 

a MUPD. The 

standards and 
guidelines in this 

section are the 
"default" if MUPD 

applicants do not 
want to develop 

their own 
Guidebook. 

Map reference 
deleted, previous 

section outlines 
which zones are 
subject to the 
guidelines. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

SITE - PEDESTRIAN ENVIRONMENT 

Guideline - Create safe, pleasant and active streets and public spaces. 

Description - Pedestrian areas should be functional and inviting, providing the multi-unit residential 
development with amenities. These areas should enhance the feeling of community and increase the ability for 
neighbors to meet. Development of public courts, plazas and squares is encouraged. 

Track 2 - Design Guidelines 
Recommended 
• 

• 

• 

Provide pedestrian amenities such as 
benches for a pleasant and inviting place to 
sit, rest, linger and meet. 
Safely separate pedestrian areas from 
vehicle traffic by providing street trees 
along sidewalks as buffers. 
Provide an active ground floor environment 
along all pedestrian streets and public 
courts, plazas and squares. That is, design 
buildings with transparent windows and 
doors. 
Develop public spaces - plazas, squares or 
other open spaces that are "activated" by 
building entries and locate uses that 
encourage foottraffic. 

Not Recommended 
Pedestrian-only streets or corridors. 

• Indirect pedestrian routes. 
Pedestrian routes blocked by obstructions or 
barriers including mechanical units or 
utility,sign or light poles. 

• Public spaces that are not "outdoor rooms" 
- i.e., that are not enclosed by building 
edges and landscaping on all sides. 
Public plazas or squares in parking lots. 
Pedestrian-inhospitable areas such as 
public plazas or squares at 
intersections of arterial roadways. 

• Use of public spaces primarily as 

Track 1 - Development Standards 
Related Code Standards (Section J0.8. /4Q(Ai(3)) 

Residential doors wh-iffi ilifil face a public 
right-of- way shall be setback a minimum 
of~ 3 feet from a public sidewalk 
plus anv additional width oe.ooe_cl tQJD.eet 
the minimum sidewalk m:l!:!iU!_t_11~ 

f where..ap_pl_LG.!lbkt 
The following types of doors shall not 
provide the primary entrance into a 
dwelling unit: sliding glass or solid metal 
doors without glazing. 
Residential stoops, porches or terraces 
shall be p_C>_qjgl_1er than _raisea-a 
maximam of~ feet above grade 
measured at the adjacent right-of-way. 

• Residences with entry porches or 
terraces shall have a minimum area of@ 
:1Q square feet. 

• Residential entries shall be !1QJ0.w.er than 
lowered a max imam ef 4 feet below grade 
measured at adjacent right- of-way. 

Proposed 
amendments for 
consistency with 
amendments to 
Dev Code. 

Amendments allow 
greater flexibility by 
allowing a higher 
maximum for the 
porch or stoop and 
a smaller minimum 
for a smaller entry 
porch. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

EXHIBIT A 

New graphic with 

caption. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

SITE - LANDSCAPING 

Gujdeljne - Use landscaping to enhance character and visual quality of residential developments. 

Descrjptjon - Landscaping can help provide a quality environment for residents and help achieve compatibility 
with surrounding land uses. A mix of landscaping treatments and techniques can provide appropriate separation 
between adjacent properties, screen objectionable views, provide visual relief, and create weather protection. 

Track 2-' Design Guidelines 

Recommended 

• 

• 

Plant landscaping to define and accentuate 
entry-ways. 
Provide landscape elements along all 
exterior walls to soften the visual impact of 
the building and promote residential 
character of the site. 
Use landscaping and/or fencing to buffer 
multi-unit development from abutting 
properties and enhance privacy of dwelling 
units, especially by landscaping setback 
areas. 
Distribute canopy trees along roadways,~ 
provide landscape buffers along edges of 
developed areas and throughout parking 
areas. 
Large species street trees should be 
planted to provide shade and emphasize 
the residential character of the site. 

Not Recommended 

• 

• 

Removing significant trees. 
Landscaping that creates a pedestrian 
physical barrier between walkways, 
gathering areas and building entries. 
Use of non-native iReompatible, 
noxious or invasive plant 
materials. 
Parking lot landscaping that creates 
pedestrian physical or visual barriers 
between walkways and building entries 
CaRopy trees that drep exeessi·;e 
amo1,mts of seeds, fn1it or leayes 
oRto ears and walkways. 

Track 1- Development Standards 

Related Code Standards (Section 10. 7.055 
Landscaping standards vary depending on 
zoning, use, adjacent zoning, and existing 
site conditions. 
At least 75% of required landscaped area 
shall be planted with any suitable 
combination of trees, shrubs, or evergreen 
ground cover. 
A maximum of25 % of required landscaped 
area may include architectural features or 
artificial ground covers such as sculptures, 
benches, masonry or stone walls, rock 
groupings, bark dust, decorative hard paving 
and gravel areas interspersed with planting 
areas. 
Buffering and screening is required as 
specified in Section I0.7.07510JL42S. 

Delete bark dust as 
a permissible 
landscape coverage 
material. 

Recommend 
deleting last 
bullet. Unless the 
tree is within the 
public right-of­
way, staff 
recommends it be 
left to the 
property owner 
to decide type of 
tree to plant. 
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City of Forest Grove Forest Grove Mixed Use and Town Center Zoning Code Update 

BUILDING - COMPATIBILITY 

Gujdeljne - Encourage design wlmm that provides visual linkages between proposed development and 
adjoining existing buildings. 

Descrjptjon - Much of the land zoned for multi-unit development is currently occupied by single;family 
homes. New multi-unit development should "fit" by relating to surrounding architecture through use of 
common elements of scale, color, rhythm and proportion in similar ways as existing buildings. 

Track 2- Design Guidelines 

Recommended 

• 

Design buildings to provide an 
appropriate transition between new 
buildings and adjacent buildings. 
Use architectural elements and fa~ade 
materials consistently throughout the site. 
Locate and treat entries similar to that of 
existing adjacent or neighborhood buildings 
(for example, providing roof, awning, or 
portico) 
Use similar landscaping, setback, 
spacing and orientation of buildings that 
strengthens and contributes to character 
and identity of the neighborhood. 
Use similar fa~ade materials, 
colors and treatments of existing 
buildings. 
Repeat, strengthen and expand upon 
building elements that create a unified 
street edge - i.e., window placement, 
belt coursings, etc. 

Not Recommended 
Literal interpretation of existing buildings. 
Surface materials, building textures or 
colorthat vary greatly with nearby 
development. 

• Proportions of windows, doorways, 
bays and other features that vary 
greatly with nearby development. 

if ask l - Development Standards 

Related Code Standards 
Setback requirements vary by building 
height(see Section 10.3.035 et al) 
All buildings shall incorporate a porch or 
architecturally defined entry space for 
each ground level dwelling unit with a 
minimum area of 16 square feet per 
dwelling unit, with no dimension less 
than 4 feet. Shared porches or entry 
spaces are permitted. All grade level 
porches shall include hand-railing, half­
walls, or shrubs to define their outside 
perimeter. 

• Common entranees shall not serve more than 
four (4) dwelling units. 

Deleted common 

entrance 
requirement due to 
not being practical 
with buildings 
served by 
elevators. 
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Date: December 16, 2015 

To: Project Management Team - Forest Grove Mixed-use and Town Center Zoning 

From: Cathy Corliss, Principal; CJ Doxsee, Planner 

cc: Anne Sylvester, SCJ Alliance 

Re: Code and Map Amendments and Findings (Task 6.2}1 

The City of Forest Grove has recently adopted a new comprehensive plan. This code assistance 

project is intended to implement some of its key elements including provisions for mixed use and 

Town Center zoning and increasing residential densities through a series of development code 

and zoning map amendments which will affect different areas within the City of Forest Grove. 

TEXT AMENDMENTS 

Text amendments are shown in: 

• Exhibit A - Amendments to the City of Forest Grove Development Code 

• Exhibit B - Amendments to the City of Forest Grove Design Guideline Handbook 

The amendments are presented in two column format. The first column shows potential 

amendments to the code. Additions to the code are shown in double-underline and deletions 

are shown in strike through. The second column provides commentary and questions for the 

Planning Commissions' consideration. 

In summary, these amendments are intended to accomplish the following: 

1 This project is partially funded by a grant from the Transportation and Growth 
Management (TGM) Program, a joint program of the Oregon Department of 
Transportation and the Oregon Department of Land Conservation and Development. 
This TGM grant is financed, in part, by federal Moving Ahead for Progress in the 2 F1 

Century (MAP-21), local government, and the State of Oregon funds. 

The contents of this document do not necessarily reflect views or policies of the State of 

Oregon. EXHIBIT B 
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• Establish a new Neighborhood Mixed Use (NMU) zone and Mixed Use Planned 

Development (MUPD} standards to implement the Mixed Use designation of the 

Comprehensive Plan. 

page 2 

• Consolidate the Town Center Support (TCS) zone into the Town Center Transition (TCT) 

zone and make minor adjustments to the TCT zone. 

• Increase the maximum residential density from 20.28 to 40 dwelling units per acre in 

both the TCC and TCT zones and provide a residential density bonus up to 100 dwelling 

units per acre through building amenity and affordable housing incentives. The proposed 

increase in the base zone density is cons_istent with the City's Residential Capacity 

Analysis completed as a part of the Comprehensive Plan update (January 2014). In that 

analysis, the City of Forest Grove committed to adopting the necessary Zoning Map and 

Development Code text to achieve residential capacities planned for the Town Center 

within one year from DLCD approval of the Forest Grove Comprehensive Plan. 

• Increase the maximum residential density in the Community Commercial (CC) zone from 

20.28 to 30 dwelling units per acre. 

• Amend the definition of "Net Acres" to reduce the types of land that must be subtracted 

from the gross area of the site when calculating net acres. Net acres is used to calculate 

density; thus, increasing net acres may potentially increase the resulting number of 

dwelling units that can be permitted. Rights-of-way through or on the edge of the site, 

environmentally constrained areas, and land intended for public ownership (such park 

and open spaces uses) will still be subtracted from gross acres to calculate net acres in 

the proposed new definition. 

MAP AMENDMENTS 

The three mixed use areas are proposed to have the new Neighborhood Mixed Use (NMU) 

zoning applied with the purpose of encouraging the placement of complementary land uses in 

close proximity to promote complete neighborhoods. The NMU zone will allow a variety of 

housing types to be developed. The NMU zones will also allow for a wide range of non­

residential uses within a designated "Village Center" and as part of a Mixed Use Planned 

Development {MUPD) review. 
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The David Hill site is currently zoned as Single-Family Residential (R-10}. The 8.5 gross acre area 

proposed to be rezoned at this time has approximately 2.9 net acres of developable land, due in 

part to the presence of environmental feature constraints. It is at the northwest corner of David 

Hill Road and Thatcher Road. The remaining Mixed Use area north of David Hill Road 

{approximately 20.6 gross acres) will be addressed as part of the Westside Planning Project. This 

area will likely be recommended for rezoning to Single Family Residential (R-10). 

I 

The CPD Area is currently zoned Commercial Planned Development, a now defunct zone since 

the adoption of the Comprehensive Plan. The CPD area is parcelized and has existing non­

conforming development. The total net developable acres on all the sites is approximately 5.4 

acres. 

The Davidson Site is currently zoned Industrial (IND}. It is a large and level site under one 

ownership with visibility from Highway 47. The Davidson Site has approximately 19.9 net acres of 

developable land. 
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The residential density and minimum and maximum amount of commercial and institutional uses 

permitted vary by area as shown in the tables below. 

Residential Density 

Area 1 - David Hill 9.6 units/net acre 12 units/net acre 13.8 units/net acre 

Area 2 - Gales Creek 6.97 units/net acre 8. 71 units/net acre 10.02 units/net acre 

Area 3 - Davidson 9.6 units/net acre 12 units/net acre 13.8 units/net acre 

Commercial/Institutional Uses within the Village Center 

Area 1 - David Hill 

Area 2 - Gales Creek 

Area 3 - Davidson 

E 

None 15,000 SF Gross Floor Area 

None 25,000 SF Gross Floor Area 

25,000 SF Gross Floor Area 130,000 SF Gross Floor Area 

As described above, the proposed amendments consolidate the Town Center Support (TCS} zone 

into the Town Center Transition (TCT) zone and make minor adjustments to the TCT zone. This 

change requires that all land zoned TCS be rezoned to TCT. 

The Community Commercial (CC} area directly east of the Town Center is proposed to be 

rezoned to TCT. The transition from CC to TCT will encourage more urbanized development to 

occur by restricting new auto-oriented development, reducing landscape requirements, applying 

"urban" design standards, and allowing residential uses in mixed use or stand-alone 

development. 
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Summary of Proposed Map Amendments 

Mixed Use Area 1 (David Hill) Mixed Use R-10 NMU 8.5 acres 

Mixed Use Area 2 (CPD Area) Mixed Use CPD NMU 6.4 acres 

Mixed Use Area 3 (Davidson Mixed Use LI NMU 23.5 acres 
Site) 

Town Center Consolidation Town Center TCS TCT 22.6 acres 

Town Center Expansion Area Town Center cc TCT 24.2 acres 
Expansion 

A series of community events, public hearings, and stakeholder interviews, allowing for citizen 

involvement, have been provided throughout the course of developing the proposed 

amendments. Summarized below are the dates and events allowing for citizen involvement. 

Stakeholder Interviews 

Community Meeting #1 

Stakeholder Meetings 

Planning Commission Worksession #1 

Planning Commission Worksession #2 

Community Meeting #2 

Planning Commission Worksession #3 

Planning Commission/City Council 

Worksession 

Planning Commission Hearing 

City Council Hearing 

January 2015 

March 2015 

June 2015 

June 2015 

August 2015 

September 2015 

September 2015 

November 9, 2015 

January 4, 2016 

February 8, 2016 (First Reading of Ordinance) 
February 22, 2016 (Second Reading of 
Ordinance) 
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All of the proposed actions are legislative subject to a Type IV review. The approval criteria and 

procedures applicable to text and map amendments are shown below. Findings in response to 

these criteria are provided in the subsequent sections. 

DEVELOPMENT CODE TEXT AMENDMENT 

10.2.630 REVIEW CRITERIA 

A. The text amendment is consistent with relevant goals and policies of the Forest Grove 
Comprehensive Plan; 

B. The text amendment is consistent with relevant statewide and regional planning goals, 
programs and rules. 

MAP AMENDMENT (ZONE CHANGE) 

10.2. 770 REVIEW CRITERIA 

A. The zone change is consistent with the Comprehensive Plan Map. When the Comprehensive 
Plan has more than one implementing zone as shown on the Correspondence Table in Article 3, 

it must be shown that the proposed zone is the most appropriate, taking into consideration the 

purposes of each zone and the zoning pattern of surrounding land. 

B. The zone change is consistent with relevant goals and policies of the Comprehensive Plan, as 
identified by the Director. 

C. The site is suitable for the proposed zone and there is a lack of appropriately designated 

alternative sites within the vicinity. The size of the vicinity will be determined on a case-by-case 

basis since the impacts of a proposed zone and its potential uses vary. The factors to be 

considered in determining suitability are parcel size and location. 

D. The zone change is consistent with the adopted Transportation System Plan. Development 
allowed by the zone change will not substantially impact the functional classification or 
operation of transportation facilities, or reduce the level of service of transportation facilities 

below the minimum acceptable level identified in the Transportation System Plan. To ensure 
proper review and mitigation, a traffic impact study may be required for the proposed zone 
change if it may impact transportation facilities. 
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E. Public facilities and services for water supply, sanitary waste disposal, stormwater disposal, 
and police and fire protection are capable of supporting the uses allowed by the zone. 
Adequacy of services is based on the projected service demands of the site and the ability of 
the public services to accommodate those demands. 

F. The establishment of a zone district is not subject to the meeting of conditions. 

The City of Forest Grove adopted a new Comprehensive Plan in 2014. This TGM Code Assistance 

project and the proposed text amendments are intended to implement some of its key elements 

including provisions for mixed use and Town Center zoning and increasing residential densities. 

Comprehensive Plan housing, economic development, urbanization, and transportation goals 

and policies are relevant to the proposed development code text amendments. Relevant goals 

and policies related to the proposed changes are addressed. 

MIXED USE AREAS 

Review Criteria 10.2.630.A: The text amendment is consistent with the relevant goals and policies 

of the Forest Grove Comprehensive Plan. 

Finding: The relevant goals and policies are addressed below. 

Community Sustainability Goals 

Goal 7: Promote interconnected land uses that encourage diverse, accessible, and 
proximate land uses that promote active living and access to vitaf services including 
employment, education, and healthy food. 

Goal 8: Create complete neighborhoods, through land use regulations, with housing, 
recreational opportunities, retail, services and employment nearby. 

Goal 11: Encourage the clustering of residential development in the David Hill area to 
reduce impacts to the environments and minimize degradation of views from lower 
elevations especially the Town Center. 

Finding: A new "Neighborhood Mixed Use (NMU)" zone is proposed to be added to Article 3, 

Commercial Zones, the purpose of which is to ensure sites are developed into pedestrian­

friendly mixed use neighborhoods. The zone allows for a mix of housing types and commercial 

uses. A new Mixed Use Planned Development (MUPD) is proposed to be added to Article 4, 

Overlay Districts, which will work in conjunction with the NMU zone. The MUPD standards 
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ensure that land uses are interconnected and pedestrian-oriented by establishing standards for 

densities, desired building mix, connectivity, building orientation, and open space requirements. 

A portion of the David Hill area is proposed to be rezoned to NMU. Clustering ls allowed in a 

MUPD and the standards require that water features such as streams or ponds be left in a 

natural state unless altered to improve the natural values of the water feature. 

Housing Goals and Policies 

Goal 3: Promote mixed-use development opportunities throughout the community 

Policy 3.1 Identify locations on the Comprehensive Plan and Zoning maps for mixed­

use development opportunities. Establish standards for residential and commercial 

densities, desired building mixed, and building design for mixed-use areas. 

Finding: A new "Neighborhood Mixed Use (NMU)" zone is proposed to be added to Article 3, 

Commercial Zones, and would allow for a mix of housing types. The City is required to provide 

clear and objective standards for "needed housing". However, mixed use areas, while potentially 

providing opportunities for additional housing within the City of Forest Grove, were not 

identified in the City's 2009 Economic Opportunity Analysis and Buildable Lands Inventory as 

necessary to provide "needed housing". The NMU zone provides development standards for 

densities, desired building mix, and building design through a "Mixed Use Planned Development" 

overlay, proposed to be added to Article 4. 

Goal 6: Promote neighborhoods complete with residences, open space, schools, parks, 

and shopping opportunities within close proximity to each other. Avoid stand-alone 

residential development lacking support activities. 

Policy 6.1 Designate small-scale neighborhood-oriented commercial areas within 

walking distance of residential areas. 

Finding: The purpose of Neighborhood Mixed Use zones would be to develop as a pedestrian 

friendly neighborhoods, with a diversity of housing types, be pedestrian oriented, include a 

minimum amount of open space, and provide opportunities for neighborhood-scale retail. In 

addition, the three mixed use areas are distributed throughout the City of Forest Grove and 

generally adjacent to areas zoned Single Family (R-5 or R-7), which would increase the 

opportunities for residents in these neighborhoods to access neighborhood amenities through 

non-automotive means of transportation. The amount of commercial development is capped 

within each of the mixed use areas in order to help ensure they remain neighborhood-oriented 

in scale. 
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The NMU zone with associated MUPD overlay will allow a variety of additional housing to be 

built to provide options for Forest Grove residents. All the areas with the proposed NMU 

designations will have the flexibility to develop a mix of housing types, including single-family 

housing, apartments, row houses, senior housing, etc. as long as the minimum residential 

density targets are met. In addition, developments in areas with NMU designations will be 

required to provide basic amenities such as open space, pedestrian facilities, and parking, to 

support housing development. 

Land Use Goals and Policies 

Commercial Land Use Objective 1: Distribute commercial activity throughout the city to 

serve existing and planned residential or employment areas. 

Finding: The NMU zone will allow for commercial activity in areas of the community where no 

commercial land is currently designated. As such, the NMU zone provides the opportunity to 

distribute commercial activity throughout the City to serve existing and planned residential or 

employment areas as identified on the Comprehensive Plan Map. 

Commercial Land Use Objective 12: The Comprehensive Plan Map and corresponding 

zoning standards shall provide for commercial development opportunities serving newly 

developing areas in the City. 

Finding: The NMU zone and associated MUPD overlay will promote commercial uses in areas of 

the City where none currently exists. This includes the Sunset Drive/Hwy. 47 and David Hill 

Road/Thatcher Road areas. 

Economic Development Goals & Policies 

Goal 5: Promote Retail Activities 

Policy 5.3 Promote opportunities for mixed-use development, including retail, near 

major transportation intersections (nodes) within the City including the Forest Grove 

Town Center. 

Policy 5.4 Adopt development standards to encourage the creation of commercial 

areas at a scale proportionate for meeting the daily needs of nearby residents. 

Finding: The MUPD Overlay, applied to NMU zones, would include review procedures and 

development standards for allowing commercial areas (defined as Village Centers) to be 

developed. The review procedures, Type Ill for preliminary plan and Type I for final plan, would 

provide greater flexibility in the development of commercial areas to meet the needs of nearby 
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residents. In addition, development standards for Village Centers would regulate the maximum 

square footage and building footprint. The text amendments for the NMU zone addresses a 

need identified in the City's 2009 Economic Opportunity Analysis related to retail sales leakage. 

The EOA States "The City of Forest Grove's estimated retail sales are significantly below 

originating sales by a sizable margin, reflecting the City's position as a bedroom community, 

failing to capture a typical share of general retail spending, particularly Food Services. In other 

words, residents in Forest Grove spend a sizable share of their retail dollars outside Forest 

Grove." The NMU areas are located in areas of the community not located near shops or 

services. As such the NMU zone is intended to provide opportunities to capture retail dollars 

currently being spent outside the community. 

Urbanization Goals & Policies 

Goal 4: Implement policies to create complete neighborhoods in areas undergoing 

urbanization. 

Finding: The NMU zone is proposed to encourage the creation of complete neighborhoods with a 

variety of housing choices and the opportunity to obtain goods and services nearby. The NMU 

zone text amendment establishes the framework necessary to implement the NMU 

comprehensive plan and zoning designation. Without the ability to implement the NMU zoning 

designation the opportunity to encourage the creation of complete neighborhoods is lost. 

Transportation Goals & Policies 

Goal 6: Establish and maintain a context sensitive set of transportation design and 

development regulations 

Policy 6.3 Require developers to include pedestrian, bicycle, and transit-supportive 

improvements within proposed developments and to adjacent right-of-way in 

accordance with adopted policies and standards. 

Finding: The MUPD Overlay's purpose, applied to NMU zones, is to create pedestrian-friendly 

mixed use neighborhoods which provide pedestrian and bicycle access to, and through, the site 

and provide connectivity to adjacent areas for motorized and non-motorized modes of 

transportation. Development plans for pedestrian and bicycle access are required to include a 

transportation system that emphasizes pedestrian mobility and accessibility that provides 

connections within the property and to adjacent properties. Proposed commercial and 

institutional uses that are located in the designated "Village Center" are required to be compact 

and pedestrian friendly and are encouraged to use Forest Grove's Town Center Design 

Guidelines as a basis for development. As described in Exhibit C (Transportation Analysis), the 
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proposed intensities and densities allowed by the proposed NMU zone and associated MUPD 

overlay are consistent with the City's adopted Transportation System Plan. 

Review Criteria 10.2.630.B: The text amendment is consistent with relevant statewide and regional 

planning goals, programs and rules. 

Regional Planning Goals 

Metro Regional Framework Plan 

Introduction: It is the policy of the Metro Council to exercise its powers to achieve the 

following six outcomes, characteristics of a successful region: 

1. People live, work and play in vibrant communities where their everyday needs are easily 

accessible .... 

Finding: The proposed new NMU zone and associated MUPD overlay are intended to facilitate 

the development of complete neighborhoods that offer a mix of uses in a pedestrian friendly 

environment where residents can walk to the village center. 

Policy 1.1 Compact Urban Form 

1.1.1. Ensure and maintain a compact urban form within the UGB. 

1.1. 7. Promote excellence in community design 

Finding: The proposed new NMU zone and associated MUPD overlay establish minimum 

densities which are consistent with development within the UGB. The efficient use of land and 

building styles that establish a cohesive sense of place are stated purposes of the MUPD and 

required to be addressed as approval criteria. 

Policy 1.3 Housing Choices and Opportunities 

Finding: The proposed new NMU zone will increase housing choices and opportunities in Forest 

Grove through regulations that allow new housing to be developed. The associated MUPD 

overlay will ensure new development provides a range of diverse housing, including single family 

house, apartments, row houses, cottages, senior housing, etc. in a compact urban form. 

Standards require a mix of housing types for MUPDs over 3 acres. 

1.10 Urban Design 

Policy 1.10.1 Support the identity and functioning of communities in the region through: 
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c. Ensuring that incentives and regulations guiding the development and redevelopment 
of the urban area promote a settlement pattern that: 

iv) Reinforces nodal, mixed-use, neighborhood-oriented community designs to provide 
walkable access to a mix of destinations to support meeting daily needs, such as jobs, 
education, shopping, services, transit ond recreation, social and cultural activities. 

Finding: The proposed new NMU zone and associated MUPD overlay are intended to facilitate 

the development of complete neighborhoods that offer a mix of uses in a pedestrian friendly 

environment where residents can walk to the village center. Standards emphasize compact 

urban forms with access to, and through the area. 

Metro Urban Growth Management Functional Plan 

Title 1: Housing Capacity 

Finding: The proposed new NMU zone and associated MUPD overlay will allow the development 

of mixed use areas at urban densities and intensities, helping ensure that the City meets its 

regional housing target. 

Statewide Planning Goals 

Goal 1, Citizen Involvement - To develop a citizen involvement program that insures the 
opportunity for citizens to be involved in all phases of the planning process. 

Finding: As described above, an extensive public outreach program was conducted as a part of 

this project including: community events, public hearings, and stakeholder interviews. These 

allowed for citizen involvement, throughout the course of developing the proposed 

amendments. 

Goal 9, Economic Development - To provide adequate opportunities throughout the state 
for a variety of economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

Finding: The proposed amendments to add the NMU zone with associated MUPD overlay will 

help promote economic development by allowing a mix of neighborhood-scale and pedestrian­

oriented quality residential and commercial development to occur. All of the areas with the 

proposed NMU designations will have the flexibility to develop a mix of housing types as long as 

the minimum residential density targets are met. In addition, the two smaller areas with the 

proposed NMU designation will have the available option to develop a mix of commercial and 

institutional uses within designated "Village Centers" up to a maximum square footage. The third 

and largest of the areas is proposed to have a minimum square footage requirement, ensuring a 
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minimum amount of commercial or institutional uses are developed to support the surrounding 

areas. 

Goal 10, Housing - To provide for the housing needs of citizens of the state. 

Finding: NMU zoned lands, while potentially providing opportunities for additional housing 

within the City of Forest Grove, were not identified in the City's 2009 Economic Opportunity 

Analysis and Buildable Lands Inventory as necessary to provide "needed housing". While areas 

designated as Mixed Use in the Comprehensive Plan are not required to provide "needed 

housing", the proposed amendments to add the NMU zone with associated MUPD overlay will 

allow a variety of additional housing to be built. All the areas with the proposed NMU 

designations will have the flexibility to develop a mix of housing types, including single-family 

housing, apartments, row houses, senior housing, etc. as long as the minimum residential 

density targets are met. In addition, developments in areas with NMU designations will be 

required to provide basic amenities such as open space, pedestrian facilities, and parking, to 

support housing development. 

Goal 12, Transportation - To provide and encourage a safe, convenient and economic 
transportation system. 

Finding: As described in Exhibit C (Transportation Analysis), the proposed intensities and 

densities allowed by the proposed NMU zone and associated MUPD overlay are consistent with 

the City's adopted Transportation System Plan. 

Goal 14, Urbanization - To provide for an orderly and efficient transition from rural to 
urban land use, to accommodate urban population and urban employment inside urban 
growth boundaries, to ensure efficient use of land, and to provide for livable communities. 

Finding: As noted above, the proposed NMU designations will allow for the development of new 

livable neighborhoods to be built within Forest Grove's Urban Growth Boundary {UGB). The 

additional opportunities are being provided within the UGB, where City services and amenities 

are best provided, will help decrease the demand for housing outside of the UGB in more rural 

areas, and help preserve valuable forest and agricultural land. 

921 SW Washington Street, Suite 468, Portland. OR 97205 • tel 503.224.6974 • fax 503.227.3679 • www.angeloplanning.com 



page 14 

TOWN CENTER 

Review Criteria 10.2.630.A: The text amendment is consistent with the relevant goals and policies 

of the Forest Grove Comprehensive Plan. 

Community Sustainability Goals 

Goal 6: Foster excellence in the design of public and private development projects to 
minimize environmental impacts, maximize financial efficiency, optimize social equity and 
benefits, and improve public health. 

Goal 7: Promote interconnected land uses that encourage diverse, accessible, and 
proximate land uses that promote active Jiving and access to vital services including 
employment, education, and healthy food 

Goal 8: Create complete neighborhoods, through land use regulations, with housing, 
recreational opportunities, retaU, services and employment nearby. 

Finding: Town Center zones in the Development Code allow for residential development to occur 

in an area generally considered to be an existing complete neighborhood, with access to retail, 

services, transit, etc. The proposed amendments to the Town Center zones would increase the 

maximum residential density from 20.23 to 40 dwelling units per acre allowed outright, and to 

100 dwelling units per acre with density bonuses. The increase in residential capacity will allow 

for more residents to live in the Town Center where they will be able to access existing 

neighborhood amenities and transit The proposed density incentives promote and reward 

excellence in design and maximize social equity by encouraging affordable housing. 

Housing Goals and Policies 

Goal 2: Provide incentives for increased residential development densities within the 
Forest Grove Town Center 

Policy 2.1 Establish incentive programs to leverage local resources with private 
investments. Incentive may take the form of direct financial participation (grants 
or loans}, or indirect participation such as land write-downs. 

Policy 2.3 Amend Development Code standards to increase maximum 
development densities within the Forest Grove Town Center, identified high 
capacity transit station areas, and mixed-use target areas along the Pacific 
Avenue commercial corridor. 
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Finding: Town Center zones in the Development Code currently allow for residential 

development to occur as part of mixed use developments. Proposed amendments to the 

Development Code would increase the allowed maximum floor area ratio (FAR) and residential 

density in Town Center zones. FAR would increase from 3:1 to 4:1, while the outright allowed 

residential density would increase from 20.28 to 40 dwellings units per acre. In addition, the 

maximum residential density can be increased above the proposed outright allowed amount, up 

to 100 dwelling units per acre, through density incentives. The proposed residential density 

incentive is intended to allow significantly higher densities, while ensuring that livability is 

preserved and sustainability is encouraged, by allowing developments to include affordable 

housing and building amenities that exceed minimum design standards. 

Goal 5: Develop and implement standards for sustainable neighborhood development. 

Policy 5.1 Encourage the use of Leadership in Energy and Environmental Design 

(LEED) development practices in subdivisions and residential structures. 

Policy 5.2 Encourage the use of energy efficient building materials and practices in 

the design, construction, and remodeling of housing. 

Finding: As noted above, the proposed amendment to the Forest Grove Development Code 

includes incentives to increase the residential density beyond the maximum allowed outright 

amount. Density incentives are organized by amenity categories and are heavily focused on 

sustainable building designs including LEED certification. Notable amenities oriented toward 

sustainable building designs include: Energy Efficiency, "Green" Materials, Low Impact Design, 

Residential Gardening, Rooftop Garden or Eco-Roof, Public Plaza/Outdoor Patio/Seating Area, 

and LEED Certification. 

Economic Development Goals & Policies 

Goal 5: Promote Retail Activities 

Policy 5.3 Promote opportunities for mixed-use development, including retail, near 

major transportation intersections (nodes) within the City including the Forest 

Grove Town Center. 

Policy 5.4 Adopt development standards to encourage the creation of commercial 

areas at a scale proportionate for meeting the daily needs of nearby residents. 

Finding: The Town Center designations currently allow mixed use developments to occur. The 

proposed amendments to the Town Center designations will continue to allow mixed use 
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development to occur and encourage it by increasing the allowed outright minimum residential 

density and by adding residential density bonus incentives. All development within the Town 

Center will continue to be subject to the design review process provided in Article 2 and 

standards provided in Article 8 to ensure commercial and mixed use areas develop a scale 

proportionate to the residents' needs. Proposed amendments to Article 8 are primarily focused 

on minor edits for consistency with proposed Town Center and NMU zone amendments. In 

addition, the City will have the capacity to limit residential density incentives based on the 

availability of public service, traffic impacts, and compatibility with adjacent single-family 

residential zoning districts. 

Goal 7: Promote the Forest Grove Town Center as the Focal Point of the Community 

Policy 7.10 Amend development standards to increase minimum development 

densities in the Town Center to improve the economic investment climate for 

residential construction and encourage a variety of housing types. 

Finding: The proposed amendments will decrease the minimum floor area ratio (FAR) standard 

from 0.75:1 to 0.5:1 in limited areas of the Town Center by consolidating TCT and TCS 

designations. Minimum requirements for building height, residential densities, and setbacks will 

remain the same. However, the economic investment climate will be improved with the 

proposed amendments by increasing the maximum allowed residential density and allowing 

residential density to increase further through density bonus incentives in all Town Center zones. 

Urbanization Goals & Policies 

Goal 4: Implement policies to create complete neighborhoods in areas undergoing 

urbanization 

Policy 10 The City of Forest Grove will continue to promote the efficient use of fond 

within the Forest Grove Town Center and any areas designated as transit station 

communities on the Forest Grove Comprehensive Plan land use map. 

Finding: The proposed amendments will increase the maximum allowed FAR and residential 

densities in the Town Center zones and the maximum allowed residential densities in the 

Commercial Corridor. This will enable development to occur at higher densities, which can take 

advantage of existing public services and promote the use of transit. 

Transportation Goofs & Policies 

Goal 6: Establish and maintain a context sensitive set of transportation design and 

development regulations 
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Policy 6.3 Require developers to include pedestrian, bicycle, and transit-supportive 

improvements within proposed developments and to adjacent right-of-way in 

accordance with adopted policies and standards. 

Finding: As described in Exhibit C (Transportation Analysis}, the proposed intensities and 

densities allowed by the proposed Town Center text amendments are consistent with the City's 

adopted Transportation System Plan. The proposed increase in density is intended to allow for 

transit-supportive densities within the Town Center. In addition, bicycle parking and public plazas 

are proposed as potential amenities that would qualify for a density incentive. 

Review Criteria 10.2.630.8: The text amendment is consistent with relevant statewide and regional 

planning goals, programs and rules. 

Regional Planning Goals 

Metro Regional Framework Plan 

Introduction: It is the policy of the Metro Council to exercise its powers to achieve the 

following six outcomes, characteristics of a successful region: 

1. People live, work and play in vibrant communities where their everyday needs are easily 

accessible .... 

Finding: The proposed amendments to expand the Town Center and increase the residential 

densities in the Town Center and Commercial Corridor will encourage higher-density, mixed use 

redevelopment to occur. Redevelopment in the Town Center and Commercial Corridor will 

provide walkable access to a mix of existing complete neighborhood amenities and reduce the 

need for single-occupancy automotive trips. 

Policy 1.1 Compact Urban Form 

1.1.3 Facilitate infill and re-development, particularly within Centers, Corridors, Station 

Communities, Main Streets and Employment Areas, to use land and urban services 

efficiently, to support public transit, to promote successful, walkable communities and to 

create equitable and vibrant communities. 

1.1. 7. Promote excellence in community design. 

Finding: The proposed amendments to expand the Town Center and increase the residential 

densities in the Town Center and Commercial Corridor will encourage higher-density, mixed use 

redevelopment to occur within a center and a corridor. Redevelopment in the Town Center and 
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Commercial Corridor will support access to public transit and locate additional residents within 

walking distance to a wide range of commercial, civic uses, and transit. 

Policy 1.3 Housing Choices and Opportunities 

Finding: The proposed amendments to expand the Town Center and increase the residential 

densities in the Town Center and Commercial Corridor will allow for a variety of multi-family 

development to occur. The residential density incentives will also encourage multi-family 

development to incorporate affordable housing and/or sustainable building design. 

1.10 Urban Design 

1 .. 10.1 Support the identity and functioning of communities in the region through: 

c. Ensuring that incentives and regulations guiding the development and redevelopment 

of the urban area promote a settlement pattern that: 

v) Includes concentrated, high-density, mixed-use urban centers developed in relation to 

the region's transit system. 

Finding: The proposed amendments to expand the Town Center and increase the residential 

densities in the Town Center and Commercial Corridor will encourage higher density 

development within the mixed use urban center in proximity to transit service. 

Metro Urban Growth Management Functional Plan 

Title 1: Housing Capacity 

Title 6: Centers, Corridors, Station Communities, and Main Streets 

Finding: The proposed increases in residential density will allow the development within the 

Town Center at appropriate transit-supportive densities, helping ensure that the City meets its 

regional housing target. 

Statewide Planning Goals 

Goal 1, Citizen Involvement- To develop a citizen involvement program that insures the 

opportunity for citizens to be involved in all phases of the planning process. 

Finding: As described above, an extensive public outreach program was conducted as a part of 

this project including: community events, public hearings, and stakeholder interviews. These 

allowed for citizen involvement, throughout the course of developing the proposed 

amendments. 
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Goal 9, Economic Development - To provide adequate opportunities throughout the state for 
a variety of economic activities vital to the health, welfare, and prosperity of Oregon's 
citizens. 

Finding: The proposed amendments to consolidate the Town Center zones, increase outright 

residential density, and add residential density bonus incentives will promote economic 

development by reducing the complexity of Town Center zoning designations and increasing the 

residential capacity of areas with the most immediate access to existing services. 

Current standards and regulations for Town Center Transition and Town Center Support 

designations are almost identical. Zoning boundaries for these designations are not uniformly 

distributed across individual blocks increasing the complexity of applying the development code. 

The proposed amendments to the development code will consolidate the Town Center Support 

with the Town Center Transition designation, allowing for the development code to be applied to 

developments more uniformly while still achieving Forest Grove Town Center goals. 

The Town Center and Civic Corridor contains the majority of commercial services within Forest 

Grove. Increasing the maximum allowed residential density and adding residential density bonus 

incentives will contribute to the creation of complete neighborhoods in these areas by allowing 

Forest Grove's growing population to locate nearby existing commercial services. Allowing Forest 

Grove's growing population to locate in these areas will help existing and new businesses to 

grow. 

Goal 10, Housing - To provide for the housing needs of citizens of the state. 

Finding: The proposed amendments to increase the maximum allowed residential density in the 

Town Center and Civic Corridor and the addition of residential density bonus incentives to the 

Town Center will create additional opportunities and incentives for multi-family housing to be 

developed. 

The increase in the maximum allowed residential density will create additional opportunities for 

a variety of multi-family housing to be developed at a range of densities. 

The residential density bonus provide two tiers of incentives which allow flexibility and incentives 

for new housing development beyond the base residential density to high quality design and 

sustainability and/or affordable housing. The first tier of incentives encourage the use project 

amenities, such as sustainable building design or public plazas. The second tier of incentives 

encourage the development of affordable housing, where 20% are set aside for qualified 

residents. 
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Finding: As described in Exhibit C (Transportation Analysis), the proposed intensities and 

densities allowed by the proposed Town Center text amendments are consistent with the City's 

adopted Transportation System Plan. 

Goal 14, Urbanization - To provide for an orderly and efficient transition from rural to urban 
land use, to accommodate urban population and urban employment inside urban growth 
boundaries, to ensure efficient use of land, and to provide for livable communities. 

Finding: As noted above, the proposed amendments to the Town Center and Civic Corridor 

designations will allow a variety of additional housing to be built within Forest Grove's Urban 

Growth Boundary (UGB) to meet the City's housing needs as population growth occurs over the 

next 20 years. The additional capacity to supply housing within the UGB, where City services and 

amenities are best provided, will help decrease the demand for housing outside of the UGB in 

more rural areas, and help preserve valuable forest and agricultural land. 

MIXED USE AREAS 

Review Criteria 10.2. 770.A: The zone change is consistent with the Comprehensive Plan Map. When 

the Comprehensive Plan has more than one implementing zone as shown on the Correspondence 

Table in Article 3, it must be shown that the proposed zone is the most appropriate, taking into 

consideration the purposes of each zone and the zoning pattern of surrounding land. 

Finding: The recommended zoning designation for the three mixed use areas is consistent with 

the Comprehensive Plan Map, as amended in Ordinance No. 2014-02. However, only a portion of 

the David Hill site is proposed to be rezoned at this time. The area proposed to be rezoned 

consistent with the Comprehensive Plan Map is at the northwest corner of David Hill Road and 

Thatcher Road. This area has a gross size of approximately 8.5 acres with approximately one­

third (2.9 acres) developable. The remaining area (approximately 20.6 gross acres) currently 

shown as Mixed Use on the Comprehensive Plan map north of David Hill Road will be addressed 

further as part of the Westside Planning Project. This area will likely be recommended for 

rezoning to Single Family Residential (R-10). Parallel amendments to include the NMU 

designation in the Forest Grove Development Code are currently proposed (see Text 

Amendments above), which would allow for a mix of housing types and commercial uses. 
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Review Criteria 10.2. 770.8: The zone change is consistent with relevant goals and policies of the 

Comprehensive Plan, as identified by the Director. 

Finding: The Comprehensive Plan describes the opportunity to create three mixed use areas as 

follows: 

A potential opportunity site for commercial land is located west of Sunset Drive and south 

of Highway 47. This site, under single ownership is approximately 23.5 acres in gross land 

area. Other potential opportunity sites include the area near Watercrest Road and 

Thatcher Road and David Hill Road and Thatcher Road. 

The proposed zone changes for the mixed use areas are consistent with the Comprehensive Plan 

since the zoning map amendments will affect only the areas identified above. Furthermore, the 

proposed zone changes for the mixed use areas are consistent with the location factor contained 

in the Comprehensive Plan which states: 

Areas where a mixture of residential, office and retail uses are appropriate to create 

complete neighborhoods or provide needed services and housing. 

The zoning map amendments are consistent with this location factor since all three mixed use 

areas are located outside of the Town Center and off the Pacific Avenue/19th Avenue 

commercial corridor in areas that are predominantly residential in character. For the reasons 

stated above, this criterion is met. In addition, the commercial development in the NMU zones 

will be limited to "Village Centers" which cannot comprise more than 50% of the buildable land 

within a mixed use planned development or three acres, whichever is greater. As a result of this 

standard, the largest "village center" would be at the Davidson Site (9.4 acres based on overall 

developable site area of 18.8 acres). This ensures the NMU zoning at Mixed Use Area 3 

(Davidson Site) is consistent with the Comprehensive Plan location criteria that mixed use sites 

tend to be 10 acres in land area or less. The basis for this conclusion is the premise that mixed 

use commercial/residential area is the "village center", and the "village center" is capped at 9.4 

acres. 

The NMU areas are also consistent with the Comprehensive Plan location factor that the NMU 

designation apply to areas where a mixture of residential, office, and retail uses are appropriate 

to create complete neighborhoods or provide needed service. Mixed use areas are in locations 

previously zoned for single family residential development. The Gales Creek mixed use area was 

previously designated as Commercial Planned Development on the Forest Grove Comprehensive 

Plan Map which promoted commercial development near residential areas. Zoning these areas 
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as NMU will promote the creation of complete neighborhoods where residents are able to find 

goods and services in close proximity. 

As provided for in the findings in the Text Amendment section above, the proposed map 

amendment is consistent with the Forest Grove Comprehensive Plan's goals and policies for 

housing, economic development, urbanization, and transportation. 

Review Criteria 10.2. 770.C: The site is suitable for the proposed zone and there is a lack of 
appropriately designated alternative sites within the vicinity. The size of the vicinity will be 
determined on a case-by-case basis since the impacts of a proposed zone and its potential uses 
vary. The factors to be considered in determining suitability are parcel size and location. 

Finding: The Forest Grove Comprehensive Plan created a new Mixed Use plan designation to 

provide for a variety of retail and office uses near residential neighborhoods. The Comprehensive 

Plan states the Mixed Use plan designation is established to provide for a variety of retail and 

office uses near residential neighborhoods. Such limited commercial zones should be located on 

or bounded by arterial and collector streets to create nodes or concentrations of activity. The 

location of these new plan designations, as seen in the Forest Grove Comprehensive Plan Map, 

are located on or bounded by arterial and collector streets and adjacent to residential areas, so 

as to create nodes or concentrations of activity. The proposed zoning map amendments 

implement the adopted Comprehensive Plan designation and are consistent the requirement 

that the proposed zone change be considered based on parcel suitability and location. 

Therefore, this criterion is met. 

Review Criteria 10.2. 770.D: The zone change is consistent with the adopted Transportation System 
Plan. Development allowed by the zone change will not substantially impact the functional 
classification or operation of transportation facilities, or reduce the level of service of 
transportation facilities below the minimum acceptable level identified in the Transportation 
System Plan. To ensure proper review and mitigation, a traffic impact study may be required for the 
proposed zone change if it may impact transportation facilities. 

Finding: The proposed amendments to the Forest Grove Zoning Map are consistent with the 

Forest Grove Comprehensive Plan Map, which informed the Forest Grove Transportation System 

Plan's assessment of future transportation needs. The future transportation needs assessment 

was based on the Preferred Land Use Alternative, and reflects changes to the City's existing 

Comprehensive Land Use Plan to encourage more nodal mixed use development. A 

Transportation Analysis was prepared and is attached as Exhibit C. As noted in this analysis, the 

proposed map amendments are not expected to substantially impact transportation facilities 

below the minimum acceptable levels identified in the City's adopted Transportation System 
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Plan. Based on the transportation analysis completed for the updated Comprehensive Plan Map 

which included mixed use areas the proposed zoning amendment this criterion is met. 

Review Criteria 10.2. 770.E: Public facilities and services for water supply, sanitary waste disposal, 
storm water disposal, and police and fire protection are capable of supporting the uses allowed by 
the zone. Adequacy of services is based on the projected service demands of the site and the ability 
of the public services to accommodate those demands. 

Finding: The three mixed use areas range from vacant to partially developed with a related range 

of available facilities and services. Availability, need, and necessary improvements to facilities 

and services will be determined as new development occurs and is evaluated through the Mixed 

Use Planned Development process. The applicant will be responsible for providing all services 

necessary for the functionality of the MUPD. Facilities such as streets, water supply facilities, 

sanitary sewers, and storm water detention facilities must be dedicated to the public if they are 

to provide service to any property not included in the MUPD. Mixed Use Area 1 (David Hill) is 

primarily vacant and will require new facilities and services as development occurs. Mixed Use 

Area 2 (CPD Area) is currently a mix of residential and commercial uses in a developed area and 

will likely not need new facilities and services. Mixed Use Area 3 (Davidson Site) is developed as a 

residential use and has been historically utilized as a farm use. 

Existing Services (Water): Water lines are present adjacent to all three mixed use areas. 

Development of the mixed use areas is subject to the requirements of Development Code Article 

8: Public Improvements. Future improvements to the water system necessary to serve 

development are identified in the Forest Grove Water Master Plan. The City's Water System Plan 

shows the City has sufficient capacity to serve future development in the mixed use areas. 

Existing Services (Sanitary Sewer): 

Mixed Use Area 1 (David Hill): An existing 811 PVC sanitary sewer line is located within the 

David Hill Right of Way west of Thatcher Road. David Hill Road/Thatcher Road: The City's 

Waste Water Master Plan shows a proposed 12 inch sanitary sewer trunk line within the 

David Hill Road right-of-way west of Thatcher Road. This line when installed will serve the 

David Hill Road/Thatcher Road mixed use area. 

Mixed Use Area 2 (CPD Area): A 12 inch corrugated steel pipe is located adjacent to the 

mixed use area within the Thatcher Road right-of-way. 

Mixed Use Area 3 (Davidson Site): A 10 inch PVC sanitary sewer line is adjacent to the 

Davidson Site within the Sunset Drive right-of-way. An 8 inch PVC line also exists across 

Hwy 47 to a manhole at the Davidson Site from the 36" Clean Water Services trunk line 
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north/east of Hwy. 47. The City's Waste Water Master Plan shows a future extension of 

the 8" line into the Davidson site to serve future development. 

Existing Services (Storm Sewer): 

Mixed Use Area 1 (David Hill}: This area is not currently served with storm water piping. 

The City's Storm Drainage Master Plan shows a capital improvement project for stream 

restoration within the mixed use area. The Master Plan also shows future piping 

improvements along Thatcher Road. 

Mixed Use Area 2 (CPD Area}: An existing 12 inch storm line is present along the north 

side of Gales Creek Road adjacent to the mixed use area. A storm line is also present 

along the east side of Thatcher Road This line runs for a distance of approximately 150 

feet from the Gales Creek Road/Thatcher Road intersection. 

Mixed use Area 3 (Davidson Site): A 30 inch corrugated steel pipe exists along the west 

side of Sunset Drive. There are five storm inlets along the west side of Sunset Drive 

adjacent to the Davidson Site. Storm water is conveyed from the inlet to the storm pipe 

west of Sunset Drive. In addition to the storm pipe, a storm water swale and storm pond 

exist south of the Davidson Site approximately 730 feet east of Sunset Drive providing 

additional opportunity to accommodate drainage. 

With future improvements shown in the Storm Drainage Master Plan and improvements 

required for development approval the City will have the ability to serve the mixed use areas. 

The three mixed use areas are within the Forest Grove city limits. As such, the City will provide 

police and fire protection necessary to serve future development. Service needs are assessed 

though the annual budget process. 

Review Criteria 10.2. 770.A: The establishment of a zone district is not subject to the meeting of 

conditions. 

Finding: No conditions are proposed. 

TOWN CENTER/CIVIC CORRIDOR 

Review Criteria 10.2. 770. A: The zone change is consistent with the Comprehensive Plan Map. 

When the Comprehensive Plan has more than one implementing zone as shown on the 

Correspondence Table in Article 3, it must be shown that the proposed zone is the most 

appropriate, taking into consideration the purposes of each zone and the zoning pattern of 

surrounding land. 
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Finding: As described above, the proposed amendments consolidate the Town Center Support 

(TCS) zone into the Town Center Transition (TCT) zone. This change requires that all land 

currently zoned TCS be rezoned to TCT. In addition, the Town Center Expansion area, which is 

currently zoned Community Commercial (CC),is proposed to be rezoned to TCT. The transition 

from CC to TCT will encourage more urbanized development to occur by restricting new auto­

oriented development, reducing landscape requirements, applying "urban" design standards, 

and allowing residential uses in mixed use or stand-alone development. Of the Town Center 

zones, TCT is the most appropriate for this area given its location adjacent to the Town Center 

Core and its function as a transition area between Core and adjacent residential areas. 

Review Criteria 10.2. 770. B: The zone change is consistent with relevant goals and policies of the 
Comprehensive Plan, as identified by the Director. 

Finding: As provided for in the findings in the Text Amendment section above, the proposed map 

amendments are consistent with the Forest Grove Comprehensive Plan's goals and policies for 

housing, economic development, urbanization, and transportation. This is reinforced by the fact 

that the proposed zone changes implement the 2014 Forest Grove Comprehensive Plan. 

Review Criteria 10.2. 770. C: The site is suitable for the proposed zone and there is a lack of 
appropriately designated alternative sites within the vicinity. The size of the vicinity will be 
determined on a case-by-case basis since the impacts of a proposed zone and its potential uses 
vary. The factors to be considered in determining suitability are parcel size and location. 

Finding: The update to the Forest Grove Comprehensive Plan, completed in 2014, included 

consideration of site suitability for the proposed zoning classifications necessary to implement 

the Comprehensive Plan. Since the proposed zone changes simply implement the 

Comprehensive Plan the sites are determined to be suitable and consistent with this review 

criterion. Given that both TCS and TCT are Town Center zones and allow a very similar mix of 

uses, land which is currently suitable for TCS should be suitable for TCT. With the Town Center 

Expansion area, the transition from CC to TCT will encourage more urbanized development to 

occur by restricting new auto-oriented development, reducing landscape requirements, applying 

"urban" design standards, and allowing residential uses in mixed use or stand-alone 

development. In order to avoid making some existing uses non-conforming, exceptions are 

proposed within the TCT zone to allow for the continuation of those uses. 

Review Criteria 10.2. 770. D: The zone change is consistent with the adopted Transportation System 
Plan. Development allowed by the zone change will not substantially impact the functional 
classification or operation of transportation facilities, or reduce the level of service of 
transportation facilities below the minimum acceptable level identified in the Transportation 
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System Plan. To ensure proper review and mitigation, a traffic impact study may be required for the 
proposed zone change if it may impact transportation facilities. 

Finding: The proposed amendment to the Forest Grove Zoning Map would be consistent with the 

Forest Grove Comprehensive Plan Map, which informed the Forest Grove Transportation System 

Plan's assessment of future transportation needs. The future transportation needs assessment 

was based on the Preferred Land Use Alternative and reflects changes to the City's existing 

Comprehensive Land Use Plan to encourage more nodal mixed use development. A 

Transportation Analysis was prepared and is attached as Exhibit C. As noted in this analysis, the 

proposed map amendments are not expected to substantially impact transportation facilities 

below the minimum acceptable levels identified in the City's adopted Transportation System 

Plan. The City's minimum acceptable level of service is LOS D. 

Review Criteria 10.2. 770. E: Public facilities and services for water supply, sanitary waste disposal, 
storm water disposal, and police and fire protection are capable of supporting the uses allowed by 
the zone. Adequacy of services is based on the projected service demands of the site and the ability 
of the public services to accommodate those demands. 

Finding: The proposed amendments to consolidate the Town Center Support with Town Center 

Transition zones and to expand the Town Center boundary to the east will occur in a developed 

area, currently provided with public facilities and services. The distinction between Town Center 

Support and Town Center transition is minor. The proposed change will not affect demand for 

public services currently planned for as reflected in the Comprehensive Plan. Service demand 

related to changing the zoning in the Town Center Expansion area from Community Commercial 

to Town Center Transition was considered during the Comprehensive Plan update. The Forest 

Grove Water Master Plan Updated (2010) indicates Forest Grove has a sufficient water supply 

for meeting service needs for at least the next twenty years. The Forest Grove Sanitary Sewer 

Master Plan update (2007) identifies a capital improvement project in the Town Center and 

Town Center Expansion areas. This project will increase the 8-inch and 10-inch diameter lines 

along 19th Avenue from Birch Street to A Street to the B Street pump station. This improvement 

will improve the City's ability to serve development promoted by the proposed zone changes. 

The Forest Grove Storm Drainage Master Plan (2007) does not indicate a need for general storm 

drainage improvements in the areas affected by the zone changes. Necessary improvements 

meeting Clean Water Services and City standards resulting from individual development projects 

will be identified as part of the development review process. Projected service demands to 

Police and Fire resulting from the proposed zone changes, if any, will be addressed through the 

annual City budgeting process. 
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Review Criteria 10.2. 770. F: The establishment of a zone district is not subject to the meeting of 
conditions. 

Finding: No conditions are proposed 
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ORDINANCE NO. 2016-04 

ORDINANCE AMENDING FOREST GROVE COMPREHENSIVE PLAN MAP 
FOR PROPERTIES DESIGNATED TOWN CENTER SUPPORT AND COMMUNITY 

COMMERCIAL IN THE TOWN CENTER EXPANSION AREA ON THE 
COMPREHENSIVE PLAN DATED JANUARY 27, 2014 

FILE NO. 311-15-00020-PLNG 

WHEREAS, The City of Forest Grove approved Ordinance 201401 and 2014-02 
updating the Forest Grove Comprehensive Plan; and 

WHEREAS, the Comprehensive Plan establishes three land use designations for 
the Town Center; and 

WHEREAS, the three land use designations include Town Center Core, Town 
Center Support and Town Center Transition; and 

WHEREAS, the City desires to change the designation of property classified as 
Town Center Support to Town Center Transition consistent with proposed Development 
Code text amendments; and 

WHEREAS, the City prepared the Comprehensive Plan map amendments and 
forwarded the proposed amendments to the Planning Commission for consideration on 
January 5, 2016; and 

WHEREAS, the Planning Commission held a Public Hearing on the proposed 
amendments on January 5, 2016; and 

WHEREAS, the Planning Commission adopted Planning Commission Findings 
and Decision Number 16-01 recommending approval of the proposed Development 
Code amendments; and 

WHEREAS, the City mailed by first class mail notice required under Measure 56 
to affected property owners on January 19, 2016; and 

WHEREAS, the City Council held a duly-noticed Public Hearing on the proposed 
ordinance on March 14, 2016, and continued the hearing on March 28, 2016. 

NOW THEREFORE, THE CITY OF FOREST GROVE ORDAINS AS 
FOLLOWS: 

Section 1. The City Council of the City of Forest Grove hereby amends the 
Comprehensive Plan Map as shown on Exhibit A. 



Section 2. The City Council hereby finds that the proposed amendments are 
consistent with and meet the provisions of the Forest Grove Comprehensive Plan 
Chapter 2, Decision Considerations Pertaining to Comprehensive Plan Amendments 
making the following findings in support: 

1. Consistency with applicable Comprehensive Plan policies 

Finding: City Council adopted Ordinance 2014-02 and 2014-02 updating the Forest 
Grove Comprehensive Plan. The updated Comprehensive Plan Map identifies the 
area generally between Cedar and Elm Street and 21st Avenue and south of 19th 
Avenue as Town Center Expansion. This area is currently designated Community 
Commercial. Amending the Comprehensive Plan Map, from Community 
Commercial to Town Center Transition, implements the Town Center Expansion 
land use concept. In addition, meets the Land Use Location Factors described in 
the Comprehensive Plan including being located within % mile of existing or planned 
transit service. This factor is met since the Town Center Expansion area is served 
by Tri-Met Line 57 and Grovelink. 

Finding: Amending the Comprehensive Plan Map, from Town Center Support to 
Town Center Transition is consistent with applicable Comprehensive Plan policies 
including the Land Use Location Factors described in the Comprehensive Plan 
including being located within % mile of existing or planned transit service. This 
factor is met since the Town Center Expansion area is served by Tr~Met Line 57 
and Grovelink. In addition, the Town Center Transition designa:ion, as described in 
the Comprehensive Plan, is established to increase employment and housing 
opportunities in close proximity to the Town Center. With the permitted uses allowed 
by the Town Center Transition designation, the designation supports 
Comprehensive Plan Housing Policy 3: Promote mixed-use development 
opportunities throughout the community. The designation also supports 
Comprehensive Plan policies related to strengthening downtown Forest Grove 
including promoting the continued viability of the Forest Grove Town Center as the 
focal point of the community and increasing housing in the Town Center. 

2. Consistency with the Metro Regional Framework Plan or Regional Transportation 
Functional Plan as applicable 

Finding: The proposed Comprehensive Plan Map amendments are consistent with 
Metro Regional Framework Policies related to Town Centers including Policy 1.15.1 
which recognizes that the success of the Metro Region 2040 Growth Concept 
depends upon the enhancement of the Center City, Regional a,d Town Centers, 
Station Communities and Main Streets. In addition the amendments are consistent 
Framework Plan Policy 1.6 (Growth Management) by encouraging development 
within the urban growth boundary through efficient use of land. 
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3. Consistency with the Oregon Statewide Land Use Planning Goals 

Finding: The proposed amendments are consistent with Oregon Statewide Land 
Use Planning Goal 9 (Economy) and Goal 10 (Housing). This is achieved by 
providing opportunities for a variety of housing types and new businesses by 
identifying land on the Comprehensive Plan map for such activities. 

Section 3. All other ordinances or portions thereof inconsistent or conflicting 
with this ordnance or any portions hereof are hereby repealed to the extent of such 
inconsistency or conflict. 

Section 4. This ordinance shall be effective 30 days following its enactment by 
the City Council. 

PRESENTED AND PASSED the first reading this 14th day of March, 2016. 

PASSED the second reading this 28th day of March, 2016. 

APPROVED by the Mayor this 28th day of March, 2016. 

Page 3 of4 
Ordinance No. 2016-04 



EXHIBIT A 

The update to the Comprehensive Plan in 2014 identified an area as "Town Center 
Expansion" on the Comprehensive Plan Map. This area is located between Cedar and 
Elm Street and 21st Avenue and just south of 1 gh Avenue as shown on the map below. 
This area is intended to be a transition between the more auto-oriented commercial 
corridor and the Town Center core. The subject area is currently designated 
Community Commercial. The recommendation is to change the Comprehensive Plan 
designation to Town Center Transition. 

The map above also shows the area proposed for a Comprehensive Plan Map change 
from Town Center Support to Town Center Transition. This change is necessary since 
the Town Center Support designation is proposed for elimination as part of the 
recommended Development Code amendments. 

The table below shows the amount of land affected by the proposed Comprehensive 
Plan map changes. This information is provided for reference. 

Consolidation 

Community 
Commercial 

Center Town Center Town Center 22.6 acres 
Transition 
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ORDINANCE NO. 2016-05 

ORDINANCE AMENDING OFFICIAL FOREST GROVE ZONING MAP FOR 
PROPERTIES DESIGNATED NEIGHBORHOOD MIXED USE AND TOWN CENTER 
EXPANSION ON THE COMPREHENSIVE PLAN MAP DATED JANUARY 27, 2014 

FILE NO. 311-15-00020-PLNG 

WHEREAS, The City of Forest Grove approved Ordinance 2014-01 and 2014-02 
updating the Forest Grove Comprehensive Plan; and 

WHEREAS, the updated Forest Grove Comprehensive Plan requires specific 
revisions to the Forest Grove Development Code to implement policies contained in the 
updated Forest Grove Comprehensive Plan; and 

WHEREAS, the City prepared the required amendments and forwarded the 
proposed amendments to the Planning Commission for consderation on January 5, 
2016; and 

WHEREAS, the City desires to make other amendments to the Development 
Code to promote the efficient use of land within commercial areas, encourage housing 
near transit and shopping; and 

WHEREAS, the Planning Commission held a Public Hearing on the proposed 
amendments on January 5, 2016; and 

WHEREAS, the Planning Commission adopted Planning Commission Findings 
and Decision Number 16-01 recommending approval of the proposed Development 
Code amendments; and 

WHEREAS, the City mailed by first class mail notice required under Measure 56 
to affected property owners on January 19, 2016; and 

WHEREAS, the City Council held a duly-noticed Public Hearing on the proposed 
ordinance on March 14, 2016, and continued the hearing on March 28, 2016. 

NOW THEREFORE, THE CITY OF FOREST GROVE ORDAINS AS 
FOLLOWS: 

Section 1. The City Council of the City of Forest Grove hereby amends the 
Official Zoning Map as shown on Exhibit A. 



Section 2. The City Council hereby adopts the Planning Commission's 
Findings and Decision dated January 12, 2016 as shown on Exhibit B. 

Section 3. The City Council hereby finds that the proposed amendments are 
consistent with and meet the provisions of Development Code Section 10. 2.770 
Review Criteria Pertaining to Zone Change as shown on Exhibit B. 

Section 4. All other ordinances or portions thereof inconsistent or conflicting 
with this ordnance or any portions hereof are hereby repealed to the extent of such 
inconsistency or conflict. 

Section 5. This ordinance shall be effective 30 days following its enactment by 
the City Council. 

PRESENTFO. AND PASSED the first reading this 14th day of March, 2016. 

PASSED the second reading this 28th day of March, 2016. 

APPROVED by the Mayor this 28th day of March, 2016. 

~or 
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EXHIBIT A 

I Mixed Use Area 1 (David Hill) R-10 NMU 8.5 acres I 
! Mixed Use Area 2 (CPD Area) CPD NMU 6.4 acres I I -----·--------·-·---·--------------------·--· 

Mixed Use Area 3 (Davidson Site) LI NMU 23.5 acres I 
r:;---------------------------·---------------·-·-----------------~ I Town Center Consolidation _ TCS __ TCT _____ 22.6 acres ~ 

I Town Center Expansion Area (Cedar St. to Elm CC TCT 24.2 acres I 
I St. and_south of 19th Avenue to 21 51 AvenueL _________ . ___ . ______________ ! 

Proposed Zoning Map Amendments 

DAVID HILL 

· - HARTFORD .. 
. . c: SKVIARK':·, :c 

l Town Center Su~~~>· 
) Town Center Transition j J _ 
~-···-··------·---·c· 

BEAL 
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EXHIBIT B 

MIXED USE AREAS 

Review Criteria 10.2.770.A: The zone change is consistent with the Comprehensive Plan 
Map. When the Comprehensive Plan has more than one implementing zone as shown on 
the Correspondence Table in Article 3, it must be shown that the proposed zone is the 
most appropriate, taking into consideration the purposes of each zone and the zoning 
pattern of surrounding land. 

Finding: The recommended zoning designation for the three mixed use areas is consistent with 
the Comprehensive Plan Map, as amended in Ordinance No. 2014-02. However, only a portion 
of the David Hill site is proposed to be rezoned at this time. The area proposed to be rezoned 
consistent with the Comprehensive Plan Map is at the northwest corner of David Hill Road and 
Thatcher Road. This area has a gross size of approximately 8.5 acres with approximately one­
third (2.9 acres) developable. The remaining area (approximately 20.6 gross acres) currently 
shown as Mixed Use on the Comprehensive Plan map north of David Hill Road will be 
addressed further as part of the Westside Planning Project. This area will likely be 
recommended for rezoning to Single Family Residential (R-10). Parallel amendments to include 
the NMU designation in the Forest Grove Development Code are currently proposed (see Text 
Amendments above), which would allow for a mix of housing types and commercial uses. 

Review Criteria 10.2.770.B: The zone change is consistent with relevant goals and 
policies of the Comprehensive Plan, as identified by the Director. 

Finding: The Comprehensive Plan describes the opportunity to create three mixed use areas 
as follows: 

A potential opportunity site for commercial land is located west of Sunset Drive and 
south of Highway 47. This site, under single ownership is approximately 23.5 acres in 
gross land area. Other potential opportunity sites include the area near Watercrest Road 
and Thatcher Road and David Hill Road and Thatcher Road. 

The proposed zone changes for the mixed use areas are consistent with the Comprehensive 
Plan since the zoning map amendments will affect only the areas identified above. Furthermore, 
the proposed zone changes for the mixed use areas are consistent with the location factor 
contained in the Comprehensive Plan which states: 

Areas where a mixture of residential, office and retail uses are appropriate to create 
complete neighborhoods or provide needed services and housing. 

The zoning map amendments are consistent with this location factor since all three mixed use 
areas are located outside of the Town Center and off the Pacific Avenue/19th Avenue 
commercial corridor in areas that are predominantly residential in character. For the reasons 
stated above, this criterion is met. In addition, the commercial development in the NMU zones 
will be limited to "Village Centers" which cannot comprise more than 50% of the buildable land 
within a mixed use planned development or three acres, whichever is greater. As a result of this 
standard, the largest "village center" would be at the Davidson Site (9.4 acres based on overall 
developable site area of 18.8 acres). This ensures the NMU zoning at Mixed Use Area 3 
(Davidson Site) is consistent with the Comprehensive Plan location criteria that mixed use sites 
tend to be 10 acres in land area or less. The basis for this conclusion is the premi~ that mixed 
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use commercial/residential area is the "village center", and the "village center" is capped at 9.4 
acres. 

The NMU areas are also consistent with the Comprehensive Plan location factor that the NMU 
designation apply to areas where a mixture of residential, office, and retail uses are appropriate 
to create complete neighborhoods or provide needed service. Mixed use areas are in locations 
previously zoned for single family residential development. The Gales Creek mixed use area 
was previously designated as Commercial Planned Development on the Forest Grove 
Comprehensive Plan Map which promoted commercial development near residential areas. 
Zoning these areas as NMU will promote the creation of complete neighborhoods where 
residents are able to find goods and services in close proximity. 
As provided for in the findings in the Text Amendment section above, the proposed map 
amendment is consistent with the Forest Grove Comprehensive Plan's goals and policies for 
housing, economic development, urbanization, and transportation. 

Review Criteria 10.2.770.C: The site is suitable for the proposed zone and there is a lack 
of appropriately designated alternative sites within the vicinity. The size of the vicinity 
will be determined on a case-by-case basis since the impacts of a proposed zone and its 
potential uses vary. The factors to be considered in determining suitability are parcel 
size and location. 

Finding: The Forest Grove Comprehensive Plan created a new Mixed Use plan designation to 
provide for a variety of retail and office uses near residential neighborhoods. The 
Comprehensive Plan states the Mixed Use plan designation is established to provide for a 
variety of retail and office uses near residential neighborhoods. Such limited commercial zones 
should be located on or bounded by arterial and collector streets to create nodes or 
concentrations of activity. The location of these new plan designations, as seen in the Forest 
Grove Comprehensive Plan Map, are located on or bounded by arterial and collector streets 
and adjacent to residential areas, so as to create nodes or concentrations of activity. The 
proposed zoning map amendments implement the adopted Comprehensive Plan designation 
and are consistent the requirement that the proposed zone change be considered based on 
parcel suitability and location. Therefore, this criterion is met. 

Review Criteria 10.2.770.D: The zone change is consistent with the adopted 
Transportation System Plan. Development allowed by the zone change will not 
substantially impact the functional classification or operation of transportation facilities, 
or reduce the level of service of transportation facilities below the minimum acceptable 
level identified in the Transportation System Plan. To ensure proper review and 
mitigation, a traffic impact study may be required for the proposed zone change if it may 
impact transportation facilities. 

Finding: The proposed amendments to the Forest Grove Zoning Map are consistent with the 
Forest Grove Comprehensive Plan Map, which informed the Forest Grove Transportation 
System Plan's assessment of future transportation needs. The future transportation needs 
assessment was based on the Preferred Land Use Alternative, and reflects changes to the 
City's existing Comprehensive Land Use Plan to encourage more nodal mixed use 
development. A Transportation Analysis was prepared and is attached as Exhibit C. As noted in 
this analysis, the proposed map amendments are not expected to substantially impact 
transportation facilities below the minimum acceptable levels identified in the City's adopted 
Transportation System Plan. Based on the transportation analysis completed for the updated 
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Comprehensive Plan Map which included mixed use areas the proposed zoning amendment 
this criterion is met. 

Review Criteria 10.2.770.E: Public facilities and services for water supply, sanitary waste 
disposal, stormwater disposal, and police and fire protection are capable of supporting 
the uses allowed by the zone. Adequacy of services is based on the projected service 
demands of the site and the ability of the public services to accommodate those 
demands. 

Finding: The three mixed use areas range from vacant to partially developed with a related 
range of available facilities and services. Availability, need, and necessary improvements to 
facilities and services will be determined as new development occurs and is evaluated through 
the Mixed Use Planned Development process. The applicant will be responsible for providing all 
services necessary for the functionality of the MUPD. Facilities such as streets, water supply 
facilities, sanitary sewers, and storm water detention facilities must be dedicated to the public if 
they are to provide service to any property not included in the MUPD. Mixed Use Area 1 (David 
Hill) is primarily vacant and will require new facilities and services as development occurs. 
Mixed Use Area 2 (CPD Area) is currently a mix of residential and commercial uses in a 
developed area and will likely not need new facilities and services. Mixed Use Area 3 (Davidson 
Site) is developed as a residential use and has been historically utilized as a farm use. 
Existing Services (Water): Water lines are present adjacent to all three mixed use areas. 
Development of the mixed use areas is subject to the requirements of Development Code 
Article 8: Public Improvements. Future improvements to the water system necessary to serve 
development are identified in the Forest Grove Water Master Plan. The City's Water System 
Plan shows the City has sufficient capacity to serve future development in the mixed use areas. 
Existing Services (Sanitary Sewer): 

Mixed Use Area 1 (David Hill): An existing 8" PVC sanitary sewer line is located within 
the David Hill Right of Way west of Thatcher Road. David Hill Road/Thatcher Road: The 
City's Waste Water Master Plan shows a proposed 12 inch sanitary sewer trunk line 
within the David Hill Road right-of-way west of Thatcher Road. This line when installed 
will serve the David Hill Road/Thatcher Road mixed use area. 
Mixed Use Area 2 (CPD Area): A 12 inch corrugated steel pipe is located adjacent to the 
mixed use area within the Thatcher Road right-of-way. 
Mixed Use Area 3 (Davidson Site): A 10 inch PVC sanitary sewer line is adjacent to the 
Davidson Site within the Sunset Drive right-of-way. An 8 inch PVC line also exists across 
Hwy 47 to a manhole at the Davidson Site from the 36" Clean Water Services trunk line 
north/east of Hwy. 47. The City's Waste Water Master Plan shows a future extension of 
the 8" line into the Davidson site to serve future development. 

Existing Services (Storm Sewer): 

Mixed Use Area 1 (David Hill): This area is not currently served with storm water piping. 
The City's Storm Drainage Master Plan shows a capital improvement project for stream 
restoration within the mixed use area. The Master Plan also shows future piping 
improvements along Thatcher Road. 

Mixed Use Area 2 (CPD Area): An existing 12 inch storm line is present along the north 
side of Gales Creek Road adjacent to the mixed use area. A storm line is also present 
along the east side of Thatcher Road This line runs for a distance of approximately 150 
feet from the Gales Creek Road/Thatcher Road intersection. 
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Mixed use Area 3 (Davidson Site): A 30 inch corrugated steel pipe exists along the west 
side of Sunset Drive. There are five storm inlets along the west side of Sunset Drive 
adjacent to the Davidson Site. Storm water is conveyed from the inlet to the storm pipe 
west of Sunset Drive. In addition to the storm pipe, a storm water swale and storm pond 
exist south of the Davidson Site approximately 730 feet east of Sunset Drive providing 
additional opportunity to accommodate drainage. 

With future improvements shown in the Storm Drainage Master Plan and improvements 
required for development approval the City will have the ability to serve the mixed use areas. 
The three mixed use areas are within the Forest Grove city limits. As such, the City will provide 
police and fire protection necessary to serve future development. Service needs are assessed 
though the annual budget process. 

Review Criteria 10.2.770.A: The establishment of a zone district is not subject to the 
meeting of conditions. 

Finding: No conditions are proposed. 

TOWN CENTER/CIVIC CORRIDOR 

Review Criteria 10.2.770. A: The zone change is consistent with the Comprehensive Plan 
Map. When the Comprehensive Plan has more than one implementing zone as shown on 
the Correspondence Table in Article 3, it must be shown that the proposed zone is the 
most appropriate, taking into consideration the purposes of each zone and the zoning 
pattern of surrounding land. 

Finding: As described above, the proposed amendments consolidate the Town Center Support 
(TCS) zone into the Town Center Transition (TCT) zone. This change requires that all land 
currently zoned TCS be rezoned to TCT. In addition, the Town Center Expansion area, which is 
currently zoned Community Commercial (CC),is proposed to be rezoned to TCT. The transition 
from CC to TCT will encourage more urbanized development to occur by restricting new auto­
oriented development, reducing landscape requirements, applying "urban" design standards, 
and allowing residential uses in mixed use or stand-alone development. Of the Town Center 
zones, TCT is the most appropriate for this area given its location adjacent to the Town Center 
Core and its function as a transition area between Core and adjacent residential areas. 

Review Criteria 10.2.770. B: The zone change is consistent with relevant goals and 
policies of the Comprehensive Plan, as identified by the Director. 

Finding: As provided for in the findings in the Text Amendment section above, the proposed 
map amendments are consistent with the Forest Grove Comprehensive Plan's goals and 
policies for housing, economic development, urbanization, and transportation. This is reinforced 
by the fact that the proposed zone changes implement the 2014 Forest Grove Comprehensive 
Plan. 

Review Criteria 10.2.770. C: The site is suitable for the proposed zone and there is a lack 
of appropriately designated alternative sites within the vicinity. The size of the vicinity 
will be determined on a case-by-case basis since the impacts of a proposed zone and its 
potential uses vary. The factors to be considered in determining suitability are parcel 
size and location. 

Finding: The update to the Forest Grove Comprehensive Plan, completed in 2014, included 
consideration of site suitability for the proposed zoning classifications necessary to implement 

Page 7 of 9 
Ordinance No. 2016-05 



the Comprehensive Plan. Since the proposed zone changes simply implement the 
Comprehensive Plan the sites are determined to be suitable and consistent with this review 
criterion. Given that both TCS and TCT are Town Center zones and allow a very similar mix of 
uses, land which is currently suitable for TCS should be suitable for TCT. With the Town Center 
Expansion area, the transition from CC to TCT will encourage more urbanized developmert to 
occur by restricting new auto-oriented development, reducing landscape requirements, applying 
"urban" design standards, and allowing residential uses in mixed use or stand-alone 
development. In order to avoid making some existing uses non-conforming, exceptions are 
proposed within the TCT zone to allow for the continuation of those uses. 

Review Criteria 10.2.770. D: The zone change is consistent with the adopted 
Transportation System Plan. Development allowed by the zone change will not 
substantially impact the functional classification or operation of transportation facilities, 
or reduce the level of service of transportation facilities below the minimum acceptable 
level identified in the Transportation System Plan. To ensure proper review and 
mitigation, a traffic impact study may be required for the proposed zone change if it may 
impact transportation facilities. 

Finding: The proposed amendment to the Forest Grove Zoning Map would be consistent with 
the Forest Grove Comprehensive Plan Map, which informed the Forest Grove Transportation 
System Plan's assessment of future transportation needs. The future transportation needs 
assessment was based on the Preferred Land Use Alternative and reflects changes to the City's 
existing Comprehensive Land Use Plan to encourage more nodal mixed use development. A 
Transportation Analysis was prepared and is attached as Exhibit C. As noted in this analysis, 
the proposed map amendments are not expected to substantially impact transportation facilities 
below the minimum acceptable levels identified in the City's adopted Transportation System 
Plan. The City's minimum acceptable level of service is LOS D. 

Review Criteria 10.2.770. E: Public facilities and services for water supply, sanitary waste 
disposal, stormwater disposal, and police and fire protection are capable of supporting 
the uses allowed by the zone. Adequacy of services is based on the projected service 
demands of the site and the ability of the public services to accommodate those 
demands. 

Finding: The proposed amendments to consolidate the Town Center Support with Town Center 
Transition zones and to expand the Town Center boundary to the east will occur in a developed 
area, currently provided with public facilities and services. The distinction between Town Center 
Support and Town Center transition is minor. The proposed change will not affect demand for 
public services currently planned for as reflected in the Comprehensive Plan. Service demand 
related to changing the zoning in the Town Center Expansion area from Community 
Commercial to Town Center Transition was considered during the Comprehensive Plan update. 
The Forest Grove Water Master Plan Updated (2010) indicates Forest Grove has a sufficient 
water supply for meeting service needs for at least the next twenty years. The Forest Grove 
Sanitary Sewer Master Plan update (2007) identifies a capital improvement project in the Town 
Center and Town Center Expansion areas. This project will increase the 8-inch and 10-inch 
diameter lines along 19th Avenue from Birch Street to A Street to the B Street pump station. 
This improvement will improve the City's ability to serve development promoted by the proposed 
zone changes. The Forest Grove Storm Drainage Master Plan (2007) does not indicate a need 
for general storm drainage improvements in the areas affected by the zone changes. Necessary 
improvements meeting Clean Water Services and City standards resulting from individual 
development projects will be identified as part of the development review process. Projected 
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service demands to Police and Fire resulting from the proposed zone changes, if any, will be 
addressed through the annual City budgeting process. 

Review Criteria 10.2.770. F: The establishment of a zone district is not subject to the 
meeting of conditions. 

Finding: No conditions are proposed 
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