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NOTICE OF ADOPTED AMENDMENT g
09/04/2012
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: Washington County Plan Amendment
DLCD File Number 008-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Tuesday, September 18, 2012

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
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). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Paul Schaefer, Washington County
Jon Jinings, DLCD Community Services Specialist
Anne Debbaut, DLCD Regional Representative
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SUMMARY OF DECISION - CASEFILE 12-222-PA

Att :August 15, 2012 Planning Commission hearing, staff provided the Commission
with a summary of the written staff report, which noted that the request complied with
mo of the applicable policies. However, staff pointed out that the staff report included
alternative findings for three of the policies applicable to this plan amendment request.
The written staff report noted alternative findings for three po ies: Comprehensive
Fra ework Plan for the Urban Area Policies 1, 18 and 20.

The first set of findings for each policy outlined historic interpretations used by staff: d
se 1 to support the Planning Commission’s decision in the event of a decision to

de the request. Following the public hearing, the Planning Commission voted 8 to 1
to  ron the alternative interpretations and findings for the policies and approved the
re.  stfrom R- 5 Residential to Community Business District (CBD).

The Planning Commission determined that Policy 1, which requires evidence of a lack
of ¢ :rnative sites to accommodate the proposed use, was satisfied by the applicant’s
use of a “trade area” to eliminate alternative sites. Additional alternative sites were
elin ated for the following reasons: visual barriers to the site, lack of traffic, functional
cla ‘fication of adjacent roadways, multiple ownerships for aggreg =d sites, and non-
compete lease restrictions within commercial centers.

The Planning Commission also relied on the alternative findings for Policies 18 and 20,
which took into account market factors such as a shortage of commercial land in the
area. commercial sales leakage to neighboring areas, and the requirement by

W: reens corporate policy that no new Walgreens store may be located within the
tra. area of an existing Walgreens store located on Tualatin Valley Highway.

Findings in support of the alternative interpretations for Policies 1, 18 and 20 are found
in the staff report and application materials submitted by the applicant.

The Planning Commission approved the plan amendment subject to the Conditions of
Approval listed below:

1. Any additional amount over and-above the fee deposit submitted with this
application which is determined to be owed to the county shall be paid upon
receipt of a statement of balance due, consistent with the agreement for
payment of fees for quasi-judicial plan amendment application processing
previously signed by the owner.

2. Any development of the subject property shall comply with éll conditions of
. Casefile 12-185-/ IP.

3. Subsequent development of the subject property shall comply with the transit
oriented design standards identified as part ¢ the sta report and agreed to by
the applicant.
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.. Washington County Comprehenswe Framework Plan for the Urban

. Washington County Aloha-Reedville-Cooper Mountain Commumty
-and 21.and the Farmington Road Corridor Subarea requirements .-

. Washington County. Community Development Code: Article fll,

. OAR 660-012-0060 —- Transportation Plannlng Rule

. Washington County Transportatlon Plan Policies 1, 2, 4, 5, 6, 10,

" Metro Regional Urban Growth Management Functlonal Plan T|t|es

. Metropolitan Houscng Rule (OAR 660- 007)

Area Policies: 1, 2, 14, 18, 20, 21, 22, 23; 30, 31,'32, 36, 39 & 40

Plan, General Design Elements 7, 8, 9, 10, 11, 12, 13, 14, 15, 16

Section 305 (R-15), 313 (CBD), 380 (Convement Access to Transnt)
& 431 (Transit Oriented Design)

12, 14, 15and 19

1,6,8and 12
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APPEAL INFORMATION
CASEFILE 12-222-PA

A PETITION FOR REVIEW (APPEAL) TO THE BOARD OF COUNTY COMMISSIONERS SHALL CONTAIN
THE FOLLOWING:

1.

2.

The name of the applicant and the County case file number;

The name and signature of each petitioner and statement of interest of each petitioner to determine
party status.

Multiple parties may join in filing a single petition for review, but each petitioner shall designate a single
Contact Representative for all contact with the Department. All Department communications regarding
the petition, including correspondence, shall be with this Contact Representative;

The date that notice of the decision was sent as specified in the notice (date mailed);

The nature of the decision and the specific grounds for appeal. Unless otherwise directed by the
Boar the appeal shall be limited to the issuée(s) raised in the petition;

If desired, a request for a partial or full de novo hearing as provided in Section 209-5.4 of the
Community Development Code (CDC);

A statement listing the number of pages of the pétition and that all pages are present.
A statement setting forth the appeal fee as specified in the notice of decision; and

The appeal fee adopted by the Board of County Commissioners of $725, which is a deposit on the cost
for processing the appeal. The appellant will be required to pay the actual cost, which may be more or
less than $725. A transcript will be prepared for all appeals pursuant to CDC Section 209-4. The
appellant will-be provided a written estimate of the cost for preparation of the transcript by the County
after the petition is accepted. Within fourteen (14) days of notification of the estimated transcript fee,
the: sllant must either pay the estimated cost or notify the Director in writing that the appellant will
preg the transcript.. The appellant must also reimburse the County for time and materials cost over
eigh  urs. ‘

Failure to file a Sighéd original petition with the Departr‘hent of Land Use an Transportation by 5:00 p.m. on
the due date, with the proper fee, shall be a jurisdictional defect. Please call the Long Range Planning
Division at 503-846-3519 if you have any questions.

For further information, please contact: Anne Elvers, Associate Planner
Washington County, Department of Land Use and Transport: on
(503) 846-3519
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BEFORE THE PLANNING COMMISSION
FOR WASHINGTON COUNTY, OREGON

In the Matter "a Proposed Plan ) RESOLUTION AND ORDER

Amendment Casefile 12-222-PA ) ,
For Seven Hills Properties, LLC ) No. 20172 -3

This matter having come before the Washington County Planning Commission
(Commis: n) at its meeting of August 15, 2012; and

It appearing to the Commission that the above-named applicant applied to Washington
County for a Plan Amendment to change the plan designation for certain real property described in
the Notice of Public Hearing (Exhibit “A”), attached and incorporated herein, from R-15
Residential (R-15) to Community Business District (CBD); and

Itap; ing to the Commission that notice of the public hearing was sent to property
owners asre(  red by Community Development Code Section 204; and

It appearing on August 15, 2012, the Commission heard the staff report including
alternative findings for Policies 1, 18 and 20 of the Comprehensive Framework Plan for the Urban
Area in suppoft of the‘ request. The Commission thereafter invited the applicant to offer testimony
in support of the request and heard testimony from the public.

It appeari}ng that on August 15, 2012 the Planning Comnﬁssion voted 8-1 to approve the
staff reportﬁ | iﬁgs (Exhibit “B”) inclﬁding the alternative findings for Policies 1, 18, and 20 in
support of the request; and

It appearing to the Commission from testimony provided by the applicant and their
representative, evidence and findings in the staff report with attachments (Exhibit “B”), the
information set forth in the Application (Exhibit “C”) and the Supplemental Application Materials
(Exhibit “D”), attached and incorporated herein, that the aforementioned application should be

approved, sul ct to conditions of approval ensuring compliance with certain applicable policies of '

Page 1 — PLANNING C  IMISSION RESOLUTION AND ORDER No,_2-©(2 ~ 3

WASHINGTON COUNTY COUNSEL
155 N. FIRST AVE, SUITE 340 ~ MS#24
HILLSBORO, OR 97124
PHONE (503) 846-8747 - FAX (503) 846-8636
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1 Comprehensive Plan for such a Plan Amendment, as descxibéd in Exhibit “E”; now, :refore,
itis

RESOLVED AND ORDERED that Casefile No. 12-222-PA for a Plan Amendment for
property described in Exhibit-‘A” is hereby-approved subject to certain Conditions of Approval
(Exhibit “E”), particularly conditions of Casefile No. 12-185-AMP, the approved Access
Management Plan for the property (Exhibit “F”), and the requirements for transit oriented design
identified by and agreed to by the applicant to apply during future development review of the

property (Exhibit “G”).

8 votes Aye, 1 vote Nay.

PLANNING COMMISSION FOR
WASHINGTON COUNTY, OREGON

Mo D GG

CHAIRMAN

Covini % e Chaskooy, /
RECORDING SECRETARY

Page 2 — PLANNING COMMISSION RESOLUTION AND ORDER No._2012-- 3

WASHINGTON COUNTY COUNSEL
155 N. FIRST AVE, SUITE 340 ~ MS #24
HILLSBORO, OR 97124
PHONE (503) 846-8747 - FAX (503) 846-8636
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All interested persons may appear and provide written or oral testimony (written testimony
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be submitted prior to the hearing but not after the conclusion of the hearing). Only
e making an appearance of record (those presenting oral or written testimony) shall be
'ed to appeal. Failure to raise an issue in the hearing, in person or by letter, or failure
ovide sufficient specificity to afford the Review Authority (Planning Commission and/or
'd of County Commissioners) an opportunity to respond to the issue precludes appeal
e Land Use Board of Appeals (LUBA) based on the issue.

public hearing will be con Icted in accordance with the following rules of procedure as
oted by the Board of County Commissioners. Reasonable time limits may be imposed.

RULES OF PROCEDURE

The staff will summarize the apy :zable substantive review criteria.
A summary of the staff report is presented.

The applicant's presentation is given.

Testimony of others in favor of the application is given.

Testimony of those opposed to the application is given.
Applicant's rebuttal testimony is given.

Ok wWN =

'ss there is a continuance, if a participant so requests before the conclusion of the

hearing, the record shall remain open for at least seven days after the hearing. Such an

e
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nsion shall be subject to the limitations of ORS 215.428 or 227.178.

:n the Review Authority reopens a record to admit new evidence or testimony, any
on may raise new issues which relate to the new evidence, testimony or criteria for
sion-making which apply to the matter at issue.

opy of the application, all documents and evidence relied upon by the applicant and
licable criteria are available for inspection at no cost at the Department of Land Use
Transportation. A copy of this material will be provided at reasonable cost.

py of the staff report will be available for inspection at no cost at the Department of
d Use and Transportation at least seven days prior to the hearin A copy of the staff

report will be provided at reasonable cost.

F.
U

further information, please contact: Paul Schaefer, Senior Planner, Department of Land
and Transportation, at (503) 846-3519.
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CASEFILE NO.: 12-222-PA

WASH iTON COUNTY
EPAl RENT OF LAND USE AND

Igﬁgbé’:r?(:é I’IS:NNING DIVISION APPLICANT & OWNER:

SUITE 3014 ’ Seven Hills Properties, LLC

155N °H FIRST AVENUE 88 Perry Street, Suite 800
ILLS5URO, OREGON 97124 San Francisco, CA 94107

{503) 846-3519
APPLICANT'S REPRESENTATIVE:
Dana Krawczuk

STA :F REPO RT Perkins Coie, LLP

1120 NW Couch Street
Tenth Floor

Portland, OR 97209-4128

PROCEDURE TYPE: il ASSESSOR MAP NO.: 151 19BB
TAX LOT NO(S): 800, 801 & 1000

COMMUNITY PLAN:

Aloha-Reedv -Cc er Mountain SITE SIZE: 2.24 acres

CPO: 6 ADDRESS: 18470 SW Farmington Road and 6250
and 6290 SW 185" Avenue

EXISTING LAND USE DISTRICT(S):

R-15 District (Resid :ial 15 Units Per Acre) LOCATION: Southeast comer of SW 185" Avenue

REQUEST:

and SW Farmington Road

Rerr 2 the current land use designation of Residential 15 Units Per Acre (R-15) and apply the
Community Business District (CBD) designation to the subject property.

Casefile No. 12-222-PA Staff Report for the
August 15, 2012 Planning Commission Hearing
(The hearing will begin no sooner than 7:30 p.m.)

I. APPLICABLE P( CIES AND REGULATIONS

A

w

o o

m

LCDC Statewide Planning Goals 1, 2, 10, 11 and 12

Tran ortation Planning Rule (OAR 660-012-0060)

Metr Hlitan Housing Rule (OAR 660-007)

Urban Growth Management Functional Plan: Titles 1, 6, 8 and 12

Was gton County Comprehensive Framework Plan Policies (and Implementing Strategies):
1,2, 14,18, 20, 21, 22, 23, 30, 31, 32, 36, 39, and 40

Was gton County Transportation Plan Policies 1, 2, 4, 5,6, 10, 12, 14, 15and 19

Aloha Reedville-Cooper Mountain Community Plan, General Design Elements 7, 8, 8, 10, 11,
12,1 14,15, 16 and 21 and the Farmington Road Corridor Subarea
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H. Washington County Community Development Code:

Article lll, Land Use Districts

Section 305 R-15 Residential District

Section 313 Community Business District (CBD)

Section 380 Convenient Access to Transit Overlay

Section 431 Transit Oriented Design Principles, Standards and Guidelines

Il. AFFECTED JURISDICTIONS AND AGENCIES:

Washington County Department of Land Use and Transportation
Tualatin Valley Fire and Rescue (TVF&R)

Tualatin Valley Water District (TVWD)

Clean Water Services (CWS)

Washington County Sheriff

Beaverton School District #48J

Tualatin Hills Park & Recreation District (THPRD)

Oregon Department of Transportation (ODOT)

Metro

TriMet

A. General
Applicant: See pages 2-5 of the applicant’s narrative.

Staff: The applicant is requesting that the current R-15 Residential plan designation for three
parcels totaling 2.24 acres (hereafter referred to as “subject property” or “property”) be
changed to Community Business District (CBD).

The applicant is proposing a 15,000 square foot Walgreens store and a 3,000 square foot fast
food restaurant, each with a drive thru. These uses are allowed through a Type Il procedure in
CBD.

Property Description: The subject property is located on the southeast corner of the
intersection of SW 185" Avenue and SW Farmington Road and is located within the Aloha —
Reedville - Cooper Mountain Community Plan area. The property is further identified as tax lots
800, 901 and 1000 on tax map 1S 119BB. Each of the tax lots has a detached single family
residence, and there is cell tower located near the southeast corner of tax lot 800.

The subject property has a gradual north to south slope with the lowest elevation along SW
Farmington Road. There are no significant natural resources on the property.
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Staff: See Attachment “A.” The findings in Attachment “A” also pertain to Statewide Planning
Goal 12, Transportation.
Metropolitan Housing Rule (OAR 660-007)

“The purpose of this division is to ensure opportunity for the provision of adequate
numbers of needed housing units and the efficient use of land within the Metropolitan
Portland (Metro) urban growth boundary, to provide greater certainty in the development
process and so to reduce housing costs. OAR 660-007-0030 through 660-007-0037 are
intended to establish by rule regional residential density and mix standards to measure
Goal 10 Housing compliance for cities and counties within the Metro urban growth
boundary, and to ensure the efficient use of residential land within the regional UGB
consistent with Goal 14 Urbanization. OAR 660-007-0035 implements the Commission’'s
determination in the Metro UGB acknowledgment proceedings that region wide, planned
residential densities must be considerably in excess of the residential density assumed
in Metro's ‘UGB Findings’. The new construction density and mix standards and the
criteria for varying from them in this rule take into consideration and also satisfy the
price range and rent level criteria for needed housing as set forth in ORS 197.303.”

Staff: The Metropolitan Housing Rule requires that the county maintain plan designations that
allow for at least fifty (50) percent of housing as attached units. In the Final Periodic Review
Order for the Urban Area, it was calculated that in 1989 the potential ratio was 52,416 (47.3%)
single family residences to 58,426 (52.7%) multi-family residences, a difference of 6,010
dwelling units. Urban plan amendments since 1989 have not changed this ratio significantly.

Multi-family dwelling units are allowed outright in R-15 and as a Type Ill use in CBD, subject to
specific standards. If the applicant was proposing a residential or a mixed use development per
the CBD standards, there would not be a loss of multi-family units. Since the proposal is for a
commercial development only, there may be a negligible loss of residentii  Jnits should the
plan amendment be approved. Staff finds that the CBD designation may comply with the Metro
Housing Rule, but R-15 designation may more closely comply with the rule.

Urban Growth Management Functional Plan

1. Title 1, Housing Capacity, states:

THE REGIONAL FRAMEWORK PLAN CALLS FOR A COMPACT URBAN FORM AND
A “FAIR-SHARE” APPROACH TO MEETING REGIONAL HOUSING NEEDS. IT IS THE
PURPOSE OF TITLE 1 TO ACCOMPLISH THESE POLICIES BY REQUIRING EACH
CITY AND COUNTY TO MAINTAIN OR INCREASE ITS HOUSING CAPACITY EXCEPT
AS PROVIDED IN SECTION 3.07.120.

Applicant: See pages 8-10 of the applicant’s narrative.

Staff: Title 1 was updated by Metro in 2010 when the Metro Council adopted Ordinance
No. 10-1244B. Table 1 housing allocations of Title 1 are no longer applicable. The adopted
Metro ordinance replaced Table 1 of Title 1 with a “no net loss” provision. The county has
until December 16, 2012 to amend its Comprehensive Plan to implement Ordinance No.
10-1244B.

Section 3.07.120 Housing Capacity allows the county to reduce the minimum zoned
capacity of a property within a Corridor so long as the reduction has a negligil : effect on
the county’s overall minimum zoned residential capacity.
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If developed under its existing R-15 designation, the 2.24-acre subject property would be
uired to construct a minimum of 27 dwelling units. Per CDC Section 313-4.3 D., housing
Is allowed in CBD through a Type Ili review process. Housing not built in conjunction with a
imercial use is subject to the R-25+ District standards which allow for a minimum of
nty-five (25) units per acre. In this case, the subject property would be required to build
a minimum of 56 units. When housing is included in the same building as a commercial
use, no minimum density is required.

ough CBD allows for residential development, the applicant proposes only commercial
s. In order for the proposal to satisfy Title 1, the applicant must show that the loss of
| sing units will have only a negligible effect on the county’s overall minimum zoned
residential capacity.

| Han plan amendments since 1989 have only resulted in a relatively small number of
acres of residential land lost to non-residential plan designations. In 2007, the Planning
Commission approved a plan amendment for Murray Village, which authorized a range of
91 to 129 additional dwelling units. This plan amendment resulted in an overall countywide
i =2ase of between 482 to 520 residential units. If the subject property is changed to CBD
i  developed without residential units, it could result in a loss of a minimum of 27 units, or
{ % of the county’s 51,469 total housing units. This leaves the county with between 455
to 493 added units since 1989. Staff finds this is a negligible loss of units and that the
request complies with Title 1 of the UGMFP.

Title 6, Centers, Corridors, Station Communities and Main Streets states:

THE REGIONAL FRAMEWORK PLAN IDENTIFIES CENTERS, CORRIDORS, MAIN
STREETS AND STATION COMMUNITIES THROUGHOUT THE REGION AND

|  COGNIZES THEM AS THE PRINCIPAL CENTERS OF URBAN LIFE IN THE

| GION. TITLE 6 CALLS FOR ACTIONS AND INVESTMENTS BY CITIES AND
 UNTIES, COMPLEMENTED BY REGIONAL INVESTMENTS, TO ENHANCE THIS

| LE. A REGIONAL INVESTMENT IS AN INVESTMENT IN A NEW HIGH CAPACITY
TRANSIT LINE OR DESIGNATED A REGIONAL INVESTMENT IN A GRANT OR

| NDING PROGRAM ADMINISTERED BY METRO OR SUBJECT TO METRO’S

. PROVAL.

Applicant: See page 11 of the applicant’s narrative.

f. A portion of SW Farmington Road serving the subject property is identified as a
1sit Corridor per Policy 40 of the Comprehensive Framework Plan for the Urban Area.
corridor extends east from the intersection of SW 185" Avenue and SW Farmington

koad, along SW Farmington Road, to the Beaverton city limit located just west of SW

| ray Boulevard. The corridor also extends north along SW 185" Avenue from its

i section with SW Farmington Road.

According to Title 6, Centers, Corridors, Station Communities and Main Streets need a mix
of uses “to be vibrant and walkable” and a mix of housing types “to be vibrant and
¢ cessful”

/ ng the Transit Corridor, there is a mix of residential and commercial land use
designations and uses. Developing the subject property under its current R-15 designation
would add to the diversity of housing types found along the corridor. If the property is
developed under a CBD designation, its new retail and restaurant establishments would

¢ tothe diversity of commercial uses along the corridor. Staff also finds that either
residential or commercial development would promote a walkable corridor because an R-
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15 development would bring additional people within walking distance of a developed
commercial area, and the applicant’s proposal would bring new commercial uses within
walking distance of existing residences in the neighborhood.

Staff finds that both the existing and proposed land use designations comply with Title 6.
Title 8, Compliance Procedures states:
3.07.810 COMPLIANCE WITH THE FUNCTIONAL PLAN

F. AN AMENDMENT TO A CITY OR COUNTY COMPREHENSIVE PLAN OR LAND
USE REGULATION SHALL BE DEEMED TO COMPLY WITH THE FUNCTIONAL
PLAN AS PROVIDED IN SUBSECTION E ONLY IF THE CITY OR COUNTY
PROVIDED NOTICE TO THE COO AS REQUIRED BY SUBSECTION A OF
SECTION 3.07.820.

Applicant: See page 12 of the applicant’s narrative.

Staff: Notice of this application was sent to Metro on July 5, 2012; therefore, this application
is in compliance with Title 8. No comments from Metro have been received.

Title 12, Protection of Residential Neighborhoods states:

EXISTING NEIGHBORHOODS ARE ESSENTIAL TO THE SUCCESS OF THE 2040
GROWTH CONCEPT. THE INTENT OF TITLE 12 OF THE URBAN GROWTH
MANAGEMENT FUNCTIONAL PLAN IS TO PROTECT THE REGION’S RESIDENTIAL
NEIGHBORHOODS. THE PURPOSE OF TITLE 12 1S TO HELP IMPLEMENT THE
POLICY OF THE REGIONAL FRAMEWORK PLAN TO PROTECT EXISTING
RESIDENTIAL NEIGHBORHOODS FROM AIR AND WATER POLLUTION, NOISE AND
CRIME AND TO PROVIDE ADEQUATE LEVELS OF PUBLIC SERVICES.

Applicant: See page 12 & 13 of the applicant’s narrative.

Staff: Under the R-15 plan designation, development on the subject property is not
required to comply with the county’s screening and buffering standards provided in the
Code to mitigate impacts on the properties surrounding the site. However, trees, shrubs,
other vegetation or fences may be required to buffer CBD lands from the R-9 properties to
the south should the plan amendment be approved. Staff finds that the plan amendment
request can comply with Title 12.

Washington County Comprehensive Framework Plan for the Urban Area

Policy 1, the Planning Process, states:

ITIS THE POLICY OF WASHINGTON COUNTY TO ESTABLISH AN ONGOING
PLANNING PROGRAM WHICH IS A RESPONSIVE LEGAL FRAMEWORK FOR
COMPREHENSIVE PLANNING AND COMMUNITY DEVELOPMENT AND
ACCOMMODATES CHANGES AND GROWTH IN THE PHYSICAL, ECONOMIC AND
SOCIAL ENVIRONMENT, iN RESPONSE TO THE NEEDS OF THE COUNTY'S
CITIZENS.

IT 1S THE POLICY OF WASHINGTON COUNTY TO PROVIDE THF OPPORTUNITY FOR
A LANDOWNER OR HIS/HER AGENT TO INITIATE QUASI-JUDIC \L AMENDMENTS
TO THE COMPREHENSIVE PLAN ON A SEMI-ANNUAL BASIS. IN ADDITION, THE
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BOARD OF COMMISSIONERS, THE PLANNING DIRECTOR OR THE PLANNING
COMMISSION MAY INITIATE THE CONSIDERATION OF QUASI-JUDICIAL MAP
AMENDMENTS AT ANY TIME DEEMED NECESSARY AND A LANDOWNER OR
HIS/HER AGENT MAY INITIATE A QUASI-JUDICIAL MAP AMENDMENT IN A NEW
URBAN AREA AT ANY TIME DURING THE YEAR.

Applicable implementing Strategy:

f. Approve a quasi-judicial plan amendment for properties outside of New Urban
Areas to the Primary Districts on the Community Plan Maps and/or the Future
Development Areas Map, including the implementing tax maps, only if the
Review Authority determines that the proponent has demonstrated that the
proposed designation conforms to the locational criteria of the Comprehensive
Framework Plan, and when applicable, the provisions of Policies 40 and 41; the
Community Plan Overview and sub-area description and design elements;
complies with the applicable policies, strategies and systems maps of the
Transportation Plan; complies with the applicable regional functional planning
requirements established by Metro; and demonstrates that the potential service
impacts of the designation will not impact the built or planned service delivery
system in the community. This is a generalized analysis that in no way
precludes full application of the Growth Management Policies to development
permits as provided in the Code.

Quasi-judicial and legislative plan amendments for property added to the
Regional Urban Growth Boundary through an approved Locational or Minor
Adjustment, to any plan designation other than the FD-10 or FD-20 Districts,
shall include documentation that the land was annexed into the Urban Road
Maintenance District, the Enhanced Sheriff Patrol District and, where applicable,
the Tualatin Hills Park and Recreation District. Annexation into these districts
shall be completed prior to the County’s determination that a quasi-judicial plan
amendment application is complete and prior to the County’s adoption of a
legislative plan amendment.

Applicant: See pages 14 and 15 of the applicant’s narrative.

Staff. The property is currently located within the service boundaries of the Urban Road
Maintenance District, the Enhanced Sheriff Patrol District and the Tualatin Hills Park &
Recreation District as required by Policy 1.

Staff has provided findings for all codes, policies and standards applicable to this plan
amendment proposal.

In addition, the proponent shall demonstrate one of the following:

Jdedk ok

2. A lack of appropriately designated suitable alternative sites within the
vicinity for a proposed use. Factors in determining the suitability of the
alternative sites are limited to one of the following:

a) Size: suitability of the size of the alternative sites to accommodate the
proposed use; or

b) Location: suitability of the location of the alternative sites to permit the
proposed use.
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Staff: Compliance with Policy 1.f (2) is required for approving a plan amendment
application. The policy requires that the applicant demonstrate that there is not another site
in the subject property’s vicinity that is of a suitable size or location for the proposed use.
Note that this policy focuses specifically on the applicant’s proposed uses.

Historic Interpretation of Policy 1 and Staff Analysis

Vicinity

Generally, the vicinity (hereby known as “study area”) used for plan amendment
applications is determined jointly by staff and the applicant after considering the proposed
use and proposed land use designation. For example, more densely populated areas with
larger amounts of commercial land may require a smaller study area than a sparsely
populated and developed area. Staff discusses with the applicant what they believe is an
appropriate study area prior to the submittal of an application.

In this case, staff met with the applicant and recommended a study area encompassing a
two mile radius from the subject property. Staff's reasoning follows the Policy 18 Plan
Designations and Locational Criteria for Development location criteria for CBD which states
that “the distance between a Community Business District and any other commercial center
should be between 2 and 5 miles depending on market area and population density.”

Size and Location Criteria

Once the study area is determined, the applicant provides staff with an analysis of all
properties within the study area having a comparable land use district. After identifying
those properties, the applicant must show why none of them are suitably sized or located
for the proposed use, as required by this policy.

The applicant analyzed ali CBD-designated properties within a two mile radius of the
subject property, as requested by staff. The applicant concluded that none of the 175 CBD-
designated tax lots in this study area were available or suitable. The applicant eliminated all
CBD-designated properties within a 1.5 mile radius because they are located within the
trade area of the Walgreens store located at 19975 SW Tualatin Valley Highway.

A trade area limitation has not been used as a basis for eliminating potential alternative
sites within a study area for past plan amendments. In the past, applicants have shown
physical constraints when demonstrating why there are no suitable alternative locations.
For example, an applicant could cite poor visibility or limited right-of-way access as location
constraints.

Based upon past practice, staff does not support the applicant’s finding that the trade area
of an existing store is the sole basis for eliminating potential alternative sites. Therefore,
staff evaluated the list of 175 CBD-designated properties within the two mile study area and
identified four possible alternative sites for the proposed uses.

Alternative Sites

Historically, staff has recommended denial of a plan amendment application if there is a
single site that is the suitable size or has a suitable location for the proposed use within the
study area. Out of the list of 175 study area properties, staff identified four sites that are
comparably sized and are vacant or underutilized.
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Staff finds that these four sites are alternative sites for the purpose of this plan amendment.
The historical interpretation of this policy would cause staff to recommend denial of the plan
amendment based on Policy 1.f (2).

Alternative Interpretation and Applicant Analysis

Applicant: See pages 14 and 15 of the application and the Market Overview for
Washington County Retail Development Memorandum by Eric Hovee dated July 31, 2012.

In the Market Overview for Washington County Retail Development Memorandum
(memorandum), the applicant stated that the following six criteria “need to be met for a site
to be suitable for the proposed use.” They are:

1) 1.5 miles or greater from an existing Walgreens pharmacy.
2) On the corner of an intersection of two major roadways.

3) Site size for a Walgreens pharmacy plus second building pad of an estimated 1.5-
3.0 acres — depending on such factors, as access, cross-easements and internal
circulation.

4) Flat ground with no on-site wetlands with the building pads.
5) Minimum site dimensions of 185’ by 260’ - inside the setbacks and sidewalks.

6) Avoidance of sites with extremely high volume traffic or rail tracks — whether
presenting real or perceived barriers to site access and egress.

The applicant states that a Walgreens Real Estate Manager determined that “the trade
area for a Walgreens in a suburban area that has a population density of the Aloha-area of
Washington County is 1.5 miles.” The applicant identified the closest Walgreens to the
subject property as being located at 19975 SW Tualatin Valley Highway, approximately 1.5
miles from the subject property. For this reason, the applicant asserts all sites within 1.5
miles of the existing Walgreens are not suitable alternatives due to their location (See
Exhibit 4 of the application).

The applicant states on page 4 of the application that “(m)any of the parcels that are
excluded on the proximity basis also have other defects that have not been elaborated
upon in the lot by lot analysis, such as parcel size, location north of Tualatin Valley
Highway, or not located on a busy enough intersection.” However, “proximity to existing
store” is the only reason listed for 171 of the 175 properties.

In Exhibit 4, the applicant states that although three of the remaining four properties on the
list are beyond 1.5 miles from an existing Walgreens, they are unsuiti e because they are
already developed. The remaining property is described as being beyond 1.5 miles from
the existing Walgreens, but was disqualified due to having a “pond/park/wetlands area.”

The memo submitted by the applicant addresses two of the four possible alternative sites
identified by staff. The applicant’s responses are as follows:
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1. West side of SW 174" Ayenur “~~yeen S\ A'~v~n Her Street & Tualatin Valley
Hi=*ay

The applicant evaluated tax lots 100 and 201 only and found them to be unsuitable
because they total less than 1.5 acres (approximate total is 0.6 acre) and they are at a “T”
arsection that is not signalized. The applicant also states that the lack of signalization

makes access “challenging and unsafe” due to the speed of passing traffic.

2. East side of SW 174" Avenue between SW Alexander Street & Tualatin Valley Highway

The applicant evaluated tax lots 700, 800, 801 and 1000 and found that the combined area
is less than 1.5 acres (approximate total is 1.31 acres) and it has the same access
concerns from a lack of signalization on Tualatin Valley Highway as the site on the west

le of SW 174" Avenue.

Conclusion: Because Policy 1.f (2) does not define “vicinity”, the Planning Commission
I may use discretion when determining the appropriateness of the vicinity used by the
¢ licant. Discretion is also allowed when determining what constitutes “suitable” site
anernatives.

ff believes our role is to analyze this policy based upon a methodology that has been
historically utilized. Given this, staff finds that the proposal does not satisfy Policy 1.f (2)
I ause trade areas have not historically been accepted as a factor for eliminating sites
v in a study area, and staff has identified four alternative sites within the study area that
have comparable locations and acreages and are already designated as CBD.

1e Planning Commission finds that the application does not comply with this policy, the

lings provided in the “Historic Interpretation of Policy 1 and Staff Analysis” section are

llicable. If the Planning Commission finds that the applicant’s analysis is satisfactory, the

lings provided in the “Alternative Interpretation and Applicant Analysis” support this
decision.

(These findings also pertain to Statewide Planning Goal 1, Citizen Involvement)
Policy 2, Citizen Involvement, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE CITIZEN
PARTICIPATION [N ALL PHASES OF THE PLANNING PROCESS AND TO PROVIDE
OPPORTUNITIES FOR CONTINUING INVOLVEMENT AND EFFECTIVE
COMMUNICATION BETWEEN CITIZENS AND THEIR COUNTY GOVERNMENT.

Applicant: See pages 15 & 16 of the applicant’s narrative.

N . A quasi-judicial plan amendment such as this must be considered through a Type IlI
{ adure. In accordance with Code Section 204-1, the County placed a legal notice of the
hearing in The Oregonian on August 2, 2012. Pursuant to Code Section 204-4, a notice of
the public hearing for this application was sent to all owners of record of property within 500
feet of the subject property on July 26, 2012.

A copy of the plan amendment application was also mailed to the representative for the
local Citizen Participation Organization (CPO 6). Finally, the staff report was available to all
interested parties at least seven days prior to the hearing as required by Code Section 203-
6.2. Based upon these actions, the requirements of Policy 2 have been met.
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(These findings also pertain to Statewide Planning Goal 1,Citizen Involvement.)

Policy 14, Managing Growth, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO MANAGE GROWTH IN
UNINCORPORATED LANDS WITHIN THE UGB SUCH THAT PUBLIC FACILITIES AND
SERVICES ARE AVAILABLE TO SUPPORT ORDERLY URBAN DEVELOPMENT.

Applicant: See page 16 of the applicant’s narrative.

Staff: As required by this policy, the applicant included in the application service provider
letters from Clean Water Services, Tualatin Valley Fire & Rescue, Tualatin Valley Water
District, Tualatin Hills Park and Recreation District, Beaverton School District, Tri-Met and
the Washington County Sheriff. Each service provider stated that they can adequately
serve the subject property should the plan amendment request be approved; therefore,
Policy 14 has been satisfied.

(These findings also pertain to Statewide Planning Goal 11, Public Facilities and Services.)
Policy 18, Plan Designations and Location Criteria for Development, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO PREPARE COMMUNITY PLANS
AND DEVELOPMENT REGULATIONS IN ACCORDANCE WITH LAND USE
CATEGORIES AND LOCATION CRITERIA CONTAINED IN THE COMPREHENSIVE
FRAMEWORK PLAN.

Implementing Strategies

The County will:

a. Utilize the land use classifications for the community planning program
characterized in this section as plan designations. In determining the appropriate
land use designations for community land, the location criteria should be utilized.
Through the preparation of Community Plans the application of the plan
designations may deviate from the general characterizations of those designations.
Such deviations shall be characterized in the Community Plans.

Applicant. See pages 16 and 17 of the applicant’s narrative and supplemental materials
received August 1, 2012.

Staff: Policy 18 contains criteria used to establish land use designations. Unlike Policy 1.f
(2) which focuses on the applicant’s proposed uses, Policy 18 bases the appropriateness
of a land use district for a site upon characterization and iocation criteria specific to the
proposed district.

Policy 18 contains the characterization and location criteria for each of the county’s land
use districts. On page 17 of the application, the applicant states that the districts contain
“non-mandatory terms such as ‘generally’ and ‘should’. Therefore the county has
considerable discretion in determining the appropriate designation for a site.” Although
Policy 18 uses general terms and discretion may be used, staff would not agree that
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“considerable” discretion may be exercised because the intent of the policy must be
I intained.

Per Policy 18, fluctuating factors such as market conditions and population density are

en into account when determining whether a CBD designation is appropriate for a

wcific site. Therefore, the location criteria uses general terms so that there is some leve!
ui ilexibility. Despite this flexibility, it is important to consider the characterization and

ation criteria of the district.

The intent of the characterization and location criteria in Policy 18 is to ensure that the
types of uses allowed by each land use district and their potential impacts to surrounding
perties, as well as their transportation needs and impacts, are considered. If the Review
‘hority bases its decision solely on market factors, the result could be a property that is
designated for a use that is economically viable for that location, but may overload an
rady insufficient roadway or be incompatible with adjacent uses. Conversely, if market
tors are not considered, the result could be a site whose development is accommodated
existing roadways and that is physically compatible with adjacent properties, but is not
economically viable.

Staff has analyzed the criteria for the existing R-15 designation and the proposed CBD
designation. Staff recommends the Planning Commission consider these findings when
determining whether or not the proposed CBD designation satisfies Policy 18.

R15

aracterization: This class of uses includes attached residences, mobile home parks and
subdivisions and detached residences, and appropriate accessory uses. These uses will
occur at a density of no more than 15 units per acre and no less than 12 units per acre.

en allowed by a legislative or quasi-judicial plan amendment, assisted living units, that
are part of a mixed-use residential development, may be used to satisfy the minimum
density requirement.

Location Criteria: Residences in this class should be located on or near Neighborhood
Jtes and Arterials both to allow ready access to transit and discourage the use of local
sets for through traffic. If residences are located at or near Collector-Arterial
wrsections, construction and design features to buffer the impact of noise and air

poliution must be provided. This class of uses should not be located at the intersection of

two Arterials unless particular care is taken to minimize potential environmental impacts.

If appropriate design features can protect the area from potential adverse impacts, adjacent
land uses may include detached and attached residences, retail commercial, office
commercial, and industrial uses, and mobile home parks and mobile home subdivisions.

Applicant: See pages 16-18 of the applicant’s narrative.

ff: As stated previously, the subject property was designated R-15 in 1983 when the
ha-Reedville-Cooper Mountain Community Plan was adopted, and it is located at the
rrsection of two Arterial roadways.

1sistent with location criteria, the subject property is located on Arterials and has ready
access to TriMet bus stops on SW Farmington Road and SW 185™ Avenue. The location
criteria also states that R-15 should “not be located at the intersection of two Arterials
unless particular care is taken to minimize potential environmental impacts.” Consistent
with this criteria, the General Design Element #10 of the Aloha-Reedville-Cooper Mountain

mmunity Plan require noise reduction measures for all new developments located
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adjacent to Arterials. General Design Element #10 lists vegetative buffers, berms, walls
and other design techniques such as insulation and orienting windows away from the roads
as acceptable noise mitigation techniques. This requirement will be addressed through the
development review process when the subject property is developed regardiess of its land
use designation.

Staff finds the existing R-15 designation is consistent with Policy 18.

Community Business District (CBD)

Characterization. Commercial centers in this district are intended to provide the community
with a mix of retail, service and business needs on a medium to large scale within a mixed
use planned development. Medium and high density residential uses, as well as various
office and institutional uses, may be permitted.

As the need for regional shopping centers is adequately provided for in existing or planned
facilities, the location of any new regional scale shopping centers or major department
stores larger than 50,000 square feet, must undergo public review and demonstrate need.
Commercial activities within this district occur almost entirely within enclosed buildings.

Location Criteria: The exact location of CBD sites should be jointly determined by market
factors and the community planning process with consideration of existing land use
patterns. Generally, a Community Business District location should be at an Arterial
intersection and on a transit route. The distance between a Community Business District
and any other commercial center should be between 2 and 5 miles depending on market
area and population density.

Applicant: See pages 18 and 19 of the applicant’s original submittal and the Market
Overview for Washington County Retail Development Memorandum by Eric Hovee dated
July 31, 2012.

Staff: Consistent with the location criteria, the subject property is located at the intersection
of two Arterials, both of which are served by TriMet bus routes. The remaining location
criteria—market factors, consideration of existing land use patterns and distance from
commercial centers—are not as definitive as the roadway classification and transit route
factors. This means discretion may be used when deciding whether or not the plan
amendment request satisfies those remaining criteria. The applicant’'s response to the
remaining CBD criteria and staff's findings are as follows:

Market Factors

Applicant. The applicant submitted a market study which includes information on
Walgreens trade area and an evaluation of retail sales potential for the subject property.

In Exhibit 4 of the application, the applicant describes the Aloha-Reedville area south of
Tualatin Valley Highway as “starved for quality commercial development” and “(o)f the
entire Aloha-Reedville planning area, only about 2% is zoned for commercial use, which
means that residents have to drive to obtain needed services, contributing to congestion in
the area.”

The applicant’'s Market QOverview for Washington County Retail Development
Memorandum (memorandum) discusses “sale leakage” as an indicator that the community
is in need of a Walgreens and fast food restaurant at the proposed location. The
memorandum describes sales leakage as something that occurs “(w)hen retail uses are
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Staff: County data shows approximately 3.7%, or 205 acres, of the total 5,508 acres in the
Aloha-Reedville-Cooper Mountain Community Plan has a commercial land use
designation. Staff notes that the area contains vacant or underutilized CBD-designated
properties along SW Tualatin Valley Highway.

Including the existing Walgreens located at 19975 SW Tualatin Valley Highway, there are
five retail stores with pharmacies within a two mile radius of the subject property. While
staff does not question the validity of the applicant’s assertions regarding sales leakage
and potential population growth, staff questions whether the existing and projected
population within the two mile radius can support a new 15,000 square foot Walgreens in
addition to the existing Walgreens, Rite Aid stores and Bi-Mart within a two mile radius.

The applicant states that approximately 30,000 people are needed to support a 15,000
square foot Walgreens store. If the applicant’s population growth estimates are correct, a
7% growth in the two mile radius would equal approximately 55,000 residents. According to
the applicant’s methodology, this is enough people to support the proposed Walgreens.
However, it is unclear to staff how that population will support the proposed Walgreens as
well as the other six retail stores with pharmacies in the area.

Consideration of Existing Land Use Patterns

Applicant: The applicant did not address this criteria.

Staff: Part of the CBD location criteria is to consider existing land use patterns. Staff
evaluated the area immediately surrounding the subject property, the lands immediately
west of the intersection of SW Kinnaman Road and SW Farmington Road and the lands at
the intersection of SW Kinnaman Road and SW 185" Avenue.

As previously mentioned, there is NC-designated land at the other three quadrants of the
SW 185" Avenue and SW Farmington Road intersection. The northwest quadrant contains
8.46 acres of NC-designated land, the southwest quadrant contains 0.88 acre and the
northeast quadrant contains 2.08 acres. These properties are developed with retail uses
including an Albertson’s grocery store, Bi-Mart and numerous small-scale retail
businesses. There is a 3.34 acre parcel designated Institutional and developed with a
church adjacent to the east of the subject property and 0.34 acre R-9 designated property
with a single-family dwelling adjacent to the south.

There is approximately 25 acres of CBD-designated land located immediately west of the
SW Kinnaman Road and SW Farmington Road intersection, approximately 0.25 mile from
the subject property. This commercial center is known as Farmington Mall, and it has a
variety of commercial uses including a grocery store, bank and various restaurants. On the
south side of SW Farmington Road, there is a 23-acre property designated as Institutional
and home to Mountain View Middle School. Adjacent to the east of the middie school is an
0.86 acre R-9 property with a single family dwelling. The east side of the SW Kinnaman
Road and SW Farmington Road intersection is designated as R-24 and is developed with a
mix of high and low density residential.

At the intersection of SW Kinnaman Road and SW 185" Avenue, approximately 0.7 mile

from the subject property, there is a mixture of land use designations. The northwest and
northeast corners are designated as Office Commercial (OC), the 0.93 acre parcel on the
southeast corner was designated NC through a plan amendment application approved in
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2012 and the southwest corner is the location of Aloha High School, which is approximately
" acres designated as Institutional.

The three major roadway intersections described above each have a mix of land use
designations and support a variety of land uses. Staff finds that both the current R-15
designation of the subject property and the proposed plan amendment to CBD would be
consistent with the three areas analyzed, and could therefore be considered consistent
with the existing land use pattern in the immediate area.

Mi~tance from Commercial C~~*~rs

1e Policy 18 location criteria states that “(t)he distance between a Community Business
vistrict and any other commercial center should be between 2 and 5 miles depending on
market area and population density.”

“Commercial center” is not defined in Policy 18 or any other portion of the Comprehensive
Plan. For this analysis, staff considers nearby commercial centers to be Farmington Mall
and the corridor of CBD-designated properties along Tualatin Valley Highway between SW
209" and SW 170" Avenues due to their CBD designation, the intensity of commercial
development and the range of services provided.

Applicant: As mentioned, Farmington Mall is located approximately 0.25 mile from the
subject property at the intersection of SW Kinnaman Road and SW Farmington Road and
is designated as CBD. The applicant again states that the Policy 18 criteria are non-
mandatory due to the use of the word “should” instead of “shall”; therefore, it is not required
that the subject property be at least two miles from a commercial center.

The applicant also asserts that “the market area and population density support
commercial uses in closer proximity. Therefore the proximity of the CBD-zoned Farmington

il to the site (approximately 0.25 miles) does not detract from the site’s suitability for the
CBD designation because the market area and population density support considerably
more commercial development than is provided in Aloha.”

Staff. Historically, staff has required applicants to show that there is at least two miles

tween a CBD site and any other commercial center. The two mile minimum has been
required to avoid an overabundance of commercial uses in a concentrated area. The
separation of commercial centers has also been viewed by staff as necessary to ensure
that there is enough population to support the uses.

As mentioned, there is approximately 26 acres of commercially developed CBD land at the
intersection of SW Kinnaman Road and SW Farmington Road, approximately 0.25 mile
from the subject property. Therefore, staff finds that because there is a commercial center
less than one two miles from the subject property, the proposal does not satisfy this criteria.

Conclusion: The applicant asserts there is a lack of retail supply within a two mile
radius of the subject property. However, it is not clear from the applicant’s analysis that the
area can support current and new retail/pharmacy uses. Based upon this and the less than
two mile separation between the subject property and the nearest commercial center, staff
finds that the Policy 18 CBD characterization and location criteria have not been satisfied.



Exhibit B
12-222-PA
20 of 51

August 8, 2012
Page 20 of 33

Staff also finds that if additional commercial land is needed based upon sales leakage and
population growth, there appear to be suitable CBD-designated properties in the two mile
study area (see findings for Policy 1) for the proposed use.

Should the Planning Commission agree that Policy 18 has not been satisfied, the findings
prepared by staff support the decision. If the Planning Commission determines the
applicant’s analysis adequately demonstrates compliance with Policy 18, the applicant's
findings support this decision.

(These findings also pertain to Statewide Planning Goal 2, Land Use Planning.)

Policy 20, Urban Area Economy, States:

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE AND PARTICIPATE
IN ACTIVITIES WHICH STRENGTHEN THE LOCAL ECONOMY THROUGH:

(1) Retention and expansion of existing businesses and industry;
(2) Provision of diverse employment opportunities;
(3) Education and training of the local labor force; and

(4) Continued diversification of the County’'s economic base.

Implementing Strategies

The County will:

b. Help create a healthy climate for economic development by designating an
adequate amount of serviced commercial and industrial land to ensure choice in
the regional market place. The supply will be subject to periodic review to
ensure that the economy is not harmed due to the fact that there is not enough
land or that the size and location of remaining land does not meet market needs.

Applicant: See pages 21 and 22 of the application and supplemental information received
August 1, 2012.

Staff: As discussed in the findings for Policy 18, the applicant states that the two mile
radius surrounding the subject property is underserved by existing retail businesses which
results in residents needing to travel outside the area for goods and services. The applicant
also states that “(s)ales leakage is great enough to warrant new retail development as
proposed while still maintaining the capability of existing competing businesses to remain
viable.” The applicant asserts that a plan amendment to CBD would address the lack of
retail services in the area and that there is a large enough pop' ition to support the new
uses.

Staff again questions the applicant’s conclusion that there is ample population to support a
sixth retail/pharmacy use within a two mile radius. Also, staff identified possible alternative
CBD-designated properties within a 2-mile area that could accommodate additional retail
commercial uses in the Policy 1 findings. These properties are a mix of vacant and
underutilized sites. Aithough staff does not question the applicant’'s methodology, the
existence of these undeveloped and underdeveloped commerciai sites prompts questions
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of whether an increased supply of commercial land is truly needed, and whether increasing
i » commercial lands in the area will delay the development of existing commercial lands.

According to the Aloha-Reedville Study’s Local Real Estate Market Analysis®, the area is
¢ erally self-sufficient in terms of retail supply, and in fact experiences a surplus of some
retail categories.

¢+ ffis concerned that adding more commercial land to the existing inventory while there
are a number of developable commercial properties within the study area will not promote a
healthy climate for existing businesses in the community. Also, Policy 20 calls for

ntinued diversification of the County’s economic base.” Staff finds that adding a sixth
retail/pharmacy use in a two mile radius is not necessarily diversifying the local economy,
¢ nif there is a population base to support it.

Staff is also concerned that adding another CBD property to the area before existing CBD
properties are developed may perpetuate blighted conditions in the community, most
notably along Tualatin Valley Highway. Comments expressed by community members
during the Aloha-Reedville Study have called for abandoned businesses such as the

ner Shell gas station and Reo’s Ribs locations on Tualatin Valley Highway to be cleaned
un and redeveloped. Both sites were identified by staff as suitable alternatives to the
¢ ject property in the findings for Policy 1.

Staff finds that Policy 20 may not be satisfied.

If the Planning Commission finds that the applicant has not satisfied Policy 20, the findings
prepared by staff support the decision. If the Planning Commission finds that Policy 20 has
been satisfied, the applicant’s findings for Policy 18 support this decision.

F :y 21, (Urban Area Housing) Housing Affordability, states:

ITIS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE THE HOUSING
INDUSTRY TO PROVIDE AN ADEQUATE SUPPLY OF AFFORDABLE HOUSING FOR
ALL HOUSEHOLDS IN THE UNINCORPORATED URBAN COUNTY AREA.

A licant; See pages 22 and 23 of the applicant’s narrative.

. ff. The plan amendment may result in a loss of up to 27 residential units. Housing is
allowed in the CBD District, however the applicant has indicated that only commercial uses
will be developed on the property.

Implementing strategy a. calls for the county to plan residential lands appropriately to
provide new housing at an average overall density of at least 8 units per acre, and at least
10 units per net buildable acre in New Urban Areas (the property is not located in a New

L anArea). The majority of the remaining planned residential capacity of urban
unincorporated Washington County will be provided significantly thi  gh development and
redevelopment (infill) of high density residential lands.

In Washington County's Final Periodic Review Order for the Urban Area, it was calculated
that in 1989 there was an opportunity to construct new housing on the remaining residential
land in the urban unincorporated area, given 1989 designations, at  overall density of 8.6
u s peracre (110,842 potential units divided by 12,848 vacant acres).

: Page 24 of the document, prepared by Leland Consulting Group / ECONorthwest / The Nielson Group,
dated 12/19/2011
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Urban plan amendments since 1989 have only resulted in a relatively small number of
acres of residential land lost to non-residential plan designations. However, Casefile 07-
049-PA, approved in 2007, resulted in an increase to housing capacity. This plan
amendment increased housing units by a minimum of 91 units to a maximum of 129 units.
That change resulted in between 482 to 520 additional units countywide since 1989. That
increase helps to offset the loss of units resulting from this request.

It is staff's opinion that a potential loss of 27 units would be mitigated by increases in
planned residential densities achieved through recently approved urban plan amendments.
Staff finds that the proposed plan amendment complies with Policy 21.

7. Policy 22, (Urban Area Housing) Housing Choice and Availability, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE THE HOUSING
INDUSTRY TO MAKE A VARIETY OF HOUSING TYPES AVAILABLE, IN SUFFICIENT
QUANTITIES, TO THE HOUSING CONSUMER.

Applicant: See page 23 of the applicant's narrative.

Staff: The subject of this policy is the potential ratio of attached and detached dwelling
units developed on vacant residential land in the urban unincorporated area. In the Final
Periodic Review Order for the Urban Area, it was calculated that in 1989 the potential ratio
was 52,416 (47.3%) single family residences to 58,426 (52.7%) multi-family residences, a
difference of 6,010 dwelling units. Urban plan amendments since 1989 have not changed
this ratio significantly.

Multi-family dwelling units are allowed outright in R-15 and as a Type 1l use in CBD,
subject to specific standards. If the applicant was proposing a residential or a mixed use
development per the CBD standards, there would not be a loss of multi-family units. Since
the proposal is for a commercial development only, staff finds that this plan amendment
may not be consistent with Policy 22.

(These findings also apply to Statewide Planning Goal 10, Housing.)
8. Policy 23, (Urban Area Housing) Housing Condition, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE THE MAINTENANCE
AND REHABILITATION OF THE EXISTING HOUSING STOCK IN UNINCORPORATED
AREAS.

Applicant: See 23 of the applicant’s narrative.

Staff: The applicant states that the subject property is currently vacant; thus “Policy 23’s
aspirations related to maintaining existing housing stock is not applicable.” However, as
stated previously, each of the parcels comprising the subject property supports a detached
single family residence.

Based on the conceptual plans included with the request, approval of the plan amendment
would result in the loss of the existing housing. Therefore, staff finds that this plan
amendment is not consistent with the intent of Policy 23.
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1ese findings also apply to Statewide Planning Goal 10, Housing.)
licy 30, (Public Facilities and Services) Schools, states:

ITIS THE POLICY OF WASHINGTON COUNTY TO COORDINATE WITH SCHOOL
’TRICTS AND OTHER EDUCATIONAL INSTITUTIONS IN PLANNING FUTURE
HOOL FACILITIES TO ENSURE PROPER LOCATION AND SAFE ACCESS FOR

STUDENTS.

{ Hlicant: See page 7 of the applicant's narrative.
ff: In 1994, the Beaverton School District adopted a school facility plan (plan) to comply
1 ORS 195.110. The District updated the plan in 2002 and 2010. The updates were in
conse to the periodic review requirements of ORS 195.110.

sording to the District’s service provider letter, the proposed plan amendment is not
icipated to result in impacts to the school district.

Staff finds that the proposed plan amendment complies with Policy 30.
(These findings also pertain to Statewide Planning Goal 11, Public Facilities and Services.)
icy 31, (Public Facilities and Services) Fire and Police Protection, states:
IT IS THE POLICY OF WASHINGTON COUNTY TO WORK CLOSELY WITH
APPROPRIATE SERVICE PROVIDERS TO ASSURE THAT ALL AREAS OF THE
COUNTY CONTINUE TO BE SERVED WITH AN ADEQUATE LEVEL OF FIRE AND
POLICE PROTECTION.
; dlicant: See pages 24 and 25 of the applicant’s narrative.
. (fft The service provider letters from Tualatin Valley Fire & Rescue and the Washington
County Sheriff's Department state that these providers could adequately serve the property
(see also staff findings addressing Policy 14).
e proposed plan amendment complies with Policy 31.
(These findings also pertain to Statewide Planning Goal 11, Public Facilities and Services.)
Policy 32, Transportation, states:
ITIS THE POLICY OF WASHINGTON COUNTY TO REGULATE THE EXISTING
ANSPORTATION SYSTEM AND TO PROVIDE FOR THE FUTURE
TRANSPORTATION NEEDS OF THE COUNTY THROUGH THE DEVELOPMENT OF A
TRANSPORTATION PLAN AS AN ELEMENT OF THE COMPREHENSIVE PLAN.
. licant: See page 25 of the applicant’s narrative.
= Concurrent with this request, the applicant has requested approval of an Access

| agement Plan (AMP) to allow access to both SW 185" Avenue and SW Farmington
Road.
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The proposed plan amendment complies w  Policy 32 (see Attachment “A”, which also
includes the Transportation Staff Report for this plan amendment.)

Policy 36, Commercial Conservation, states:

IT IS THE POLICY OF WASHINGTON COUNTY TO ENCOURAGE ENERGY-SAVING
BUILDING PRACTICES IN EXISTING AND FUTURE COMMERCIAL STRUCTURES.

Implementing Strategies

The County will:

a. Encourage cluster development of mixed uses, with a variety of commercial,
office, residential uses, to promote energy conservation and to allow more
efficient centralized energy systems.

b. Discourage strip-commercial development and other scattered office-commercial
development.

Applicant: See pages 25 and 26 of the applicant’s narrative.

Staff: Policy 36 references reducing energy consumption through shared wall construction
and central heating. Although the applicant’s proposal of two separate commercial
buildings on the subject property may not reduce energy consumption, Policy 36 states that
energy consumption may be reduced through the development’s size, design, construction
and landscaping. It is possible that this policy will be satisfied at the time of development
should this plan amendment request be approved.

Policy 36 states “significant energy savings could be achieved through a reduction of
vehicle miles traveled for commercial purposes.” Developing the subject property as
proposed could result in a reduction of vehicle miles traveled by residents in the area by
adding to the variety of commercial uses on all four corners of the intersection of SW
Farmington Road and SW 185" Avenue.

Staff finds that the proposal may satisfy Policy 36.
Policy 39, Land Use Conservation, states:

IT S THE POLICY OF WASHINGTON COUNTY TO DEVELOP LAND USE
STRATEGIES WHICH TAKE ADVANTAGE OF DENSITY AND LOCATION TO REDUCE
THE NEED TO TRAVEL, INCREASE ACCESS TO TRANSIT, INCREASE THE USE OF
ALTERNATE MODES OF TRANSPORTATION, INCLUDING TRANSIT, AND PERMIT
BUILDING CONFIGURATIONS WHICH INCREASE THE EFFICIENCY OF HEATING
AND COOLING RESIDENCES.

Implementing Strategies

The County will:

c. Plan for higher density urban development in areas with convenient access to
public transportation.

d. Encourage close locational relationships between living, working, shopping, and
recreation areas in accord with the development concept.
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e. Encourage development of compact communities containing a range of
commercial and residential uses.

Applicant: See page 26 of the applicant’s narrative.

Staff: The subject property is located near other commercial developments, residential
areas of varying densities, the Westside Community Church and Mountain View Middie
School. Also, the subject property has access to TriMet bus service on SW Farmington
Road and SW 185" Avenue.

Policy 39 states that land use policies affect energy use in two ways. Specifically, they

“ uence the amount of travel through the arrangement of land uses, and they determine
the number and design of buildings which can be built in a given area.” If the subject
property is developed under the R-15 designation, the new dwelling units would bring more
residents to the area. These residents have the option of walking or riding the bus to
nearby commercial and institutional uses. Similarly, the proposed commercial development
would be easily accessible by bus and by walking from nearby residential neighborhoo

Staff finds that development under either R-15 or CBD would add to the mix of commercial
and residential uses in the community. Therefore, staff finds that both the existing and
proposed land use designations may satisfy this policy.

(These findings also pertain to Statewide Planning Goal 12, Transportation, Goal 13,
Energy Conservation, and Goal 14, Urbanization.)

Policy 40, Regional Planning Implementation, states:

ITIS THE POLICY OF WASHINGTON COUNTY TO HELP FORMULATE AND LOCALLY
IMPLEMENT METRO’S REGIONAL GROWTH MANAGEMENT REQUIREMENTS IN A
MANNER THAT BEST SERVES EXISTING AND FUTURE RESIDENTS AND
BUSINESSES.

Applicant: See pages 26-28 of the applicant’s narrative.

¢ [ Policy 40 was adopted through Ordinance 561, which applied the 2040 Growth
Concept Design Types to all unincorporated urban areas of Washington County. There are
nine design types: Regional Center, Town Center, Town Center-Area of Interest, Station
Community, Neighborhoods, Main Street, Transit Corridor, Employment or Industrial Areas.

The property has frontage along SW Farmington Road, which is designated as a Transit
Corridor by Policy 40. The section of 185" Avenue north of Farmington Road is also
designated as a Transit Corridor.

Transit Corridors are defined in Policy 40 as:

“...areas along transit routes that have or will have frequent service. Transit
Corridor development will include a mix of complementary land uses, including
rowhouses, duplexes, apartments, office or retail buildings, institutional uses and
mixed commercial and residential uses. Commercial and offices uses will be
allowed at specific points along the Transit Corridors and not in a linear matter that
promotes strip commercial development and traffic congestion. Collectively, these
land uses will generate increased pedestrian and transit ridership. Therefore,
these areas will feature a high-quality pedestrian environment with wider sidewalks
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and pedestrian amenities. Transit Corridors will evolve into environments that
provide for walking, cycling and transit. Mixed-use development will enhance the
vitality of businesses since they can provide services for employees during the day
and goods and services to area residents during the evening.”

While this area is designated as a
Transit Corridor, the county has not
undertaken specific corridor
planning along this section of
Farmington Road. Staff finds that
the lack of specific planning on this
section complicates decisions
regarding how to treat plan
amendments with respect to Policy
40.

>
Residential uses are allowed in
Transit Corridors, while =
“‘Commercial and office uses will
be allowed at specific points.” The
2040 Growth Concept Plan
designates these major transportation routes simply as “Corridors” and not “Transit
Corridors” (both terms generally refer to the same major transportation corridors.) The
applicant proposes to impose as Conditions of Approval certain transit oriented district
design standards in response to the property being located along a corridor (see also
findings addressing Section 431 below.)

Transit Corridor * Subject Property

For these reasons, and with the additional transit oriented design elements included in the
potential site design, staff finds that the request may comply with Policy 40.

(These findings also pertain to Statewide Planning Goal 2, L.and Use Planning.)

Washington County Transportation Plan and Transportation Planning Rule

Applicant: See pages 28-33 of the applicant’s narrative.

Staff: Attachment “A” (by this reference incorporated into this staff report) contains discussions
on whether the plan amendment complies with the Transportation Plan and the Transportation
Planning Rule. Based on the applicant's written materials and the findings in this report, staff
concludes that this proposed plan amendment will not "significantly affect” a transportation
facility as defined in OAR 660-012-0060.

Staff finds the proposed plan amendment is consistent with the Transportation Planning Rule
and the applicable Transportation Plan policies.

(These findings also pertain to Statewide Planning Goals 11, Public Facilities and Services and
12, Transportation.)

Aloha Reedville-Cooper Mountain Community Plan

Community Plan Overview, Applicable General Design Elements:

Applicant: See page 33-36 of the applicant's narrative.
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7. All new subdivisions, attached unit residential developments, and commercial
developments shall orovide for pedestrian/bicycle pathways which allow public
access through ori ng the development and connect adjacent developments
and/or shopping areas, schools, public transit, and park and recreation sites.

Staff: Sidewalks will be required along both street frontages as part of the half-street
improvements that would be required pursuant to Article V. Public access through the
development will be addressed through a subsequent land use process.

8. Pedestrian/bicycle pathways identified in the County’s Transportation Plan and
this community plan shall be included in the design of road improvements that are
required of new developments to meet the County's growth management policies.

Staff: The applicant will be required to provide improvements in accordance with this design
element under either plan designation as part of future development. Half-street improvements
noted in 7. above will provide adequate pedestrian and bicycle access along the street
frontages.

9, The County shall emphasize non-auto (transit, bicycle, and pedestrian) measures
as an interim solution to circulation issues. These measures shall be used to
facilitate access to transit centers.

Staff: The property is adequately served by transit. A bus stop and shelter currently exist east
of the site along Farmington Road to serve an eastbound bus line. A wide shoulder suitable for
bicy 19 exists along the Farmington Road and 185" Avenue frontages. The applicant will be
required to provide any other pedestrian/bicycle improvements in accordance with this design
element under either plan designation as part of future development.

10. Noise reduction measures shall be incorporated into all new developments located
adjacent to arterials and Collectors or rock quarries. Noise reduction alternatives
include vegetative buffers, berms, walls and other design techniques such as
insulation, setbacks, and orientation of windows away from the road.

Staff: The applicant will be required to comply with this design element under either plan
designation at such time that the property is developed.

11. ' ere the impact of noise and lighting associated with commercial development
does not meet the standards in the Community Development Code, the commercial
development shall be subject to limited hours of operation.

Staff. The applicant would be required to comply with this design element as implemented by
the Code under the proposed plan designation, if approved, at such time that the property is
developed.

12. New development within the Planning Area shall be connected to public water and
sewer service; except as specified in the Community Development Code.

evelopment to occur on the property will be required to connect to public water and
sewer, regardless of plan designation. Both TVWD and CWS indicate that they can adequately
serve the property.

13. New development shall, when determined appropriate through the development
review process, dedicate right-of-way for road extensions and alignments
indicated on Washington County’s Transportation Plan or the
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Aloha-Reedyville-Cooper Mountain Community Plan. New development shall also
be subject to conditions set forth in the County's growth mana ‘'ment policies
during the development review process.

Staff: The applicant will be required to comply with this design element un 1 either plan
designation. The applicant anticipates the need to dedicate an additional 20 feet along both
street frontages. Right of way dedication will be determined during the development review
process. Dedication would be required prior to issuance of final land use approval and/or prior
to issuance of the building permit.

14. Maintenance of existing housing and neighborhoods in the community shall be
encouraged through public financial assistance where appropriate (e.g., Federal
Community Development Block Grant funds) and through consistent enforcement
of the Community Development Code.

Staff: The applicant stated under Design Element 14 and elsewhere that the subject property is
vacant. The property comprised of three parcels supports a detached single family residence
on each parcel. Conversion of the property from R-15 to CBD will result in the loss of the
existing housing on the subject property.

15. New access onto arterial and Collector streets shall be limited. Shared or
consolidated access shall be required prior to the issuance of a development
permit for land divisions or structures located adjacent to these facilities, unless
demonstrated to be infeasible. T.V. Highway Corridor subarea design elements
shall apply in that subarea (as defined in Design Element 1 of that subarea).

Staff: Farmington Road and 185" Avenue are both Arterials; thus maintain access spacing
requirements of 600 feet. Neither street frontage measures 600 feet long; therefore, the
applicant request an Access Management Plan for the property to allow limited access to both
streets. The Access Management Plan approval (Casefile 12-185-AMP) was issued on July 31,
2012 and is included in Attachment “A” to this staff report.

16. Bicycle parking facilities shall be required as a part of all commercial, industrial
and institutional developments. Residential developments which have parking lots
of 20 or more spaces shall provide bicycle parking facilities.

Staff: The applicant will be required to comply with this design element ur  r the CBD plan
designation at time of development review. If the property were to remain R-15, depending on
the size and type of residential development that might be proposed on the subject property,
bicycle faciiities may be required.

21. The required amount of parking for development shall be determined by the
Parking Maximum Designations and the standards of the Community Development
Code.

Staff: The applicant will be required to comply with this design element and Code standards
under either plan designation at time of development review.

FARMINGTON ROAD CORRIDOR SUBAREA

The Farmington Road corridor angles diagonally across the planning area in a
west/southwest direction. Farmington is an arterial with some transit service.
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Some properties along Farmington are already developed with higher intensity uses
including the Farmington Mall, a few convenience stores, several apartment projects,
two mobile home parks, Mountain View Middle School, and three churches. The Jenkins
Estate, operated by Tualatin Hills Park and Recreation District (THPRD), is located
southwest of the intersection of Farmington Road and 209™ Avenue. Transportation
access and public transit service make many properties in this corridor, including most
dev pable and redevelopable properties up to one-quarter mile north and south of
Farmington, suitable for higher intensity use.

The Community Plan map shows three Neighborhood Commercial centers located along
Farmington at its intersections with 170th, 185th, 195th and 209th Avenues. All of these
are ated approximately one mile from other commercial areas, with the exception of
the Neighborhood Commercial properties at 185th and Farmington, which are about a
gua r mile from the Farmington Mall.

Oth undeveloped or underdeveloped properties along or near Farmington, but away
from major intersections, are appropriately designated for residential development at up
to 15 or 24 units per acre. The highest densities occur close to commercial centers,
especially around Farmington Mall and the planned Neighborhood Commercial center at
Farr gton and 156th. The latter is also close to a park and ride facility (see the

chai terization of the Tualatin Valley Highway corridor), and a major employment
center (St. Mary's property/Tektronix/Floating Point Systems/Nike).

The area to the west of 209™ Avenue, between Farmington Road and Rosedale Road,
was ded to the Urban Growth Boundary in 2002 and is designated Future

Dev pment - 20 Acres (FD-20). The area is approximately 45 acres in size. The

prec inant land use is residential/agricultural on small acreage. The area shall

mai  in the FD-20 designation until the planning for this new urban area is complete.
The nning for this area shall be consistent with the requirements of the
Comprehensive Framework Plan for the Urban Area and Title 11 of Metro’s Urban
Growth Management Functional Plan.

Staff: The subject property is located within the Farmington Road Corridor Subarea.

V' shington County Community Developm~~* Code

1. icle 1ll, Land Use Districts:
;tion 305, R-15 Residential District (Residential 12-15 units per acre):
5-1 Intent and Purpose

2 intent and purpose of the R-15 District is to implement the policies of the
Comprehensive Plan for areas designated for residential development at no more

n fifteen (15) units per acre and no less than twelve (12) units per acre, except as

erwise specified by Section 300-2 or Section 300-5.

dlicant: See page 37 of the applicant’s narrative.

ff: The R-15 plan designation is appropriate for the property, given its location along
Farmington Road, designated as a Corridor. Retaining the current residential designation

provide future residents with the ability to comfortably walk to nearby commercial uses,

luding grocery stores, drugstores/pharmacies, restaurants and banks. The subject
property is also conveniently located near parks, schools and churches.
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Residential developments are generally not adversely impacted by access limitations to the
same extent as commercial developments that may be located at arterial/arterial roadway
intersections. Finally, the subject property complies with the minimum dimensional
requirements of the R-15 District. The property could support a residential development
with multiple housing types and a density range of 27 to 34 units. The property may also
serve as a good location for senior or group care housing due to its close proximity to
shopping and availability of transit. Staff finds that the property meets the intent and
purpose of the R-15 Residential District.

313 Community Business District - (CBD)
313-1 Intent and Purpose

Commercial centers in this District are intended to provide the community
with a mix of retail, service and business establishments on a medium to
large-scale. Medium through high density residential uses, as well as
various office and institutional uses, may be permitted.

Applicant: See pages 37 and 38 of the applicant’s narrative.

Staff: The applicant’s proposal of a Walgreens store and a fast food restaurant would
provide the community with retail uses and would be considered a medium-scale
development. This proposal generally meets the intent and purpose listed above.

380 Convenient Access to Transit Overlay District
380-1 Intent and Purpose

The intent of the Convenient Access to Transit Overlay District is to ensure
new retail, office and institutional buildings at or near major bus stops shall
provide for convenient pedestrian access to transit. The requirements of this
district implement the access to transit provisions of OAR 660-012-0045(4)(b)
and the applicable public transit provisions of the Region. Transportation
Plan (RTP).

Staff: The Farmington Road and 185" Avenue intersection is subject to the requirements
of this section as the property is located near a major bus stop. As such future
development of the property is subject to the development standards of Section 380-4.

Pursuant to Section 380-4, the applicant has the flexibility of complying with either 380-4.1
or 380-4.2. These sections read as follows:

380-4.1 Building location and building entry

A. Al Buildings shall be located within twenty (20) feet of the bus stop, the
street where the bus stop is located, or any other public street within the
major bus stop area.

B. If the applicant chooses to locate the building within twenty (20) feet of the
bus stop or the street where the bus stop is located, an entrance intended
for use by members of the general public shall face the subject stop or
Street or be within fifty (50) feet of the side of the building that faces the
stop or street.
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C. Ifthe applicant chooses to locate the building within twenty (20) feet of any
other public street within the major bus stop area, an entrance intended for
use by members of the general public shall face the subject public street or
be within fifty (50) feet of the side of the building that faces the public
Street.

380-4.2 Pedestrian Plaza

A pedestrian plaza is a small semi-enclosed area which provides a place for
pedestrians to sit, stand or rest. They are generally located at a transit stop, a
building entrance or an intersection. They connect directly to adjacent
sidewalks, walkways, transit stops and buildings. Pedestrian plazas have
amenities, such as seating and pedestrian scaled lighting.

I orief, the purpose of these standards is to site development in a way that ensures safe
access to and from the development and transit. The development standards reflect many
of the transit oriented district design standards (Section 431, as amended by the applicant)
yposed by the applicant to be imposed on the future development. Section 431, in turn,
wides a greater level of transit-supportive / pedestrian-friendly design standards that
capture the intent and purpose of Section 380.

So absent the imposition of any of the Section 431 standards, Section 380 requirements
ensure that either the future drugstore is located at/near the bus stop or that site
development includes a pedestrian plaza. Full review of the site plan in accordance with
Section 380 will be completed during development review regardless of if the property is
developed with residential or non-residential.

4 Transit Oriented Design Principles, Standards and Guidelines
431-1 Intent and Purpose

The following design principles, standards and guidelines shall be applied to the
review of all development occurring in transit oriented districts, for those uses listed
in Section 375. Principles are the broad, fundamental rules upon which the
standards and guidelines are based. All Type Il applications for development in
transit oriented districts shall demonstrate compliance with applicable principles
and/or standards of this section. Standards are specific, usually quantitative, rules
which development applications must comply with if processed through a Type | or
Il procedure. Guidelines are advisory statements that should be considered when
designing a development in a transit oriented district, but are not mandatory.

Because an application for a development may vary from a standard in this Section
when the application demonstrates, through a Type Il process, compliance with
the related design principle, a variance or hardship variance pursuant to Section
435 shall not be granted from any standard in this Section.

Applicant: See page 38 of the applicant’s narrative and applicant’s Exhibit 8, as amended.

Staff. The applicant proposes to incorporate several of the transit oriented design
standards set forth in Code Section 431. Pursuant to Implementing Strategy f. of Policy 40,
the plan amendment may be conditioned to include the transit oriented design standards
identified by the applicant in Exhibit 8 to the application.
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Incorporating these design standards should result in a more transit/pedestrian-friendly
development, with the exception of the increase in amount of signage available under the
TOD standards. Additionally, focating the building closer to one of the street frontages
would strengthen the pedestrian environment. Any development of the property would be
subject to the standards of Section 380. Section 380 provides the option of providing a
transit/pedestrian plaza or locating the building closer to the street.

IV. SUMMARY AND CONCLUSIONS

Staff has reviewed the application and supplemental findings provided by the applicant and finds that
the application complies with the majority of applicable rules, policies and strategies. In the staff
response for Policies 1, 18 and 20, staff has identified the historical application of these policies and
their implementing strategies, but has also provided alternative interpretations for the Planning
Commission’s consideration.

At the conclusion of the public hearing for this quasi-judicial plan amendment, the Planning
Commission should consider the alternatives and indicate whether 1) the historic or 2) the alternative
findings should be used to support a decision for denial or approval of the plan amendment. Should the
Planning Commission approve the plan amendment, the following conditions of approval should be
applied:

1. Any additional amount over and above the fee deposit submitted with this application which is
determined to be owed to the County shall be paid upon receipt of a statement of balance due,
consistent with the agreement for payment of fees for quasi-judicial plan amendment application
processing previously signed by the owner.

2. Any development of the subject property shall comply with all conditions of Casefile 12-185-AMP.

3. Subsequent development of the subject property shall comply with the transit oriented design
standards identified by the applicant in Attachment “B” to this staff report.
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TRANSPORTATION REPORT
CASEFILE NO. 12-222-PA

Applicant: ‘Seven Hills Properties

Location: At the SE comer of SW Farmington and SW 185" Avenue.
Tax Map/Lot: 1S1 19BB Tax Lots 800, 9017, and 1000

Site Size: 2.29 acres

Staff has reviewed this request for compliance with the applicablé transportation
planning policies and rules and submits the foliowing findings and recommendations.

FINDINGS

A.
1.

General:

The proposed plan amendment would change the | in designation on the subject
parcel from R-15 (Residential 12-15 Units per Acre) to CBD (Commercial Business
District).

Thé subject Rroperty is located at the southeast corner of SW Farmirigton Road
and SW 185" Avenue. Both SW 185" Avenue and SW Farmington Road are
arterials. SW 185" Avenue is under Washington County jurisdiction while SW
Farmington is under the jurisdiction of Oregon Department of Transportation
(ODOT). The applicant states that the proposed development will include a
pharmacy (Walgreens) and fast-food restaurant on the subject property.

Due to site conditions and access needs, the applicant submitted and was granted
approval of a Type il Access Management Plan (Casefile 12-185-AMP) by
Development Services Division on July 30, 2012. The Notice of Decision of

‘Casefile 12-185-AMP includes specific conditions of approval which are binding on

the applicant and development of the subject site. A copy of the Notice of Decision
and Staff Report for Casefile 12-185-AMP is attached to this Transportation Staff
Report and is incorporated by reference herein (Attachment 1 of Attachment A).

Note: The applicant requested an expedited review of this plan amendment. As a
result, this transportation report was prepared prior to the end of the appeal period
for Casefile 12-185-AMP. The findings in this report are written as if Casefile 12-
185-AMP stands as approved.

The following standards are applicable to this request and are addressed in this
staff report:

a. OAR 660, Division 12, Oregon Transportation Planning Rule:
Section 060 - Plan and Land Use Regulation Amendments
b. Washington County 2020 Transportation Plan Policies:

1.0 Travel Needs Policy
2.0 System Safety Policy
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B.

4.0 System Funding Policy

5.0 System Implementation and Management Policy

6.0 Roadway System Policy

10.0 Functional Classification Policy

19.0  Transportation Planning Coordination and Public Involvement
Policy

Oregon Transportation Plannlng Rule

.. The Oregon Transportation Planning Rule, OAR 660-012-0060, requires an analysis

of the impact of a proposed plan amendment on the planned transportation system-
to determine whether the proposal will ‘significantly affect’ the planned transportation
system in the area.

Pursuant to the OAR, the proposed plan amendment would ‘significantly affect’ SW
185" Avenue, SW.Farmington Road and/or the surrounding transportation network if
it does .any of the following as measured at the end of the planning period identified
in the adopted TSP (year-2020) — note that the county is using a planning horizon of
year -2035 in evaluating this plan amendment as it is consistent with the analysis
performed for the access management plan (see Casefile 12-185-AMP):

» Changes the functional classification of an existing or planned transportation
facili _

o Changes the standards implementing a functional classification system;

e Allow types or levels of travel or access that are inconsistent with the functional
class:ﬂcatlon of an existing or pfanrred transportation facility; or

- o Degrade the performance of an existing or planned transportatlon facility such

that it would not meet the performance standards identified in the Transportation
System Plan or comprehensive plan; or

o Degrade the performance of an existing or planned transportation facility that is

otherwise projected to not meet the performance standards identified in the
Tr sportation System Plan or comprehensive plan.

Considering the criteria above, in order to determine if a plan amendment will resuit
in a ‘'significant impact” on transportation facilities, the County generally requires a
comparative analysis of a reasonable worst-case development of a site under
current and proposed land use designations. A ‘reasonable worst case’
development would be one with the greatest potential trip generation based on a
reasonal - build-out of the site over the planning horizon of the adopted
Transportation Plan.

The county evaluates roadway performance based on the volume to capacity ratios
(VIC), measured at signalized intersections. Table 5 of the 2020 Transportation Plan
sets forth the applicable performance criteria for plan amendment requests. For this
plan amendment, performance of the SW Farmington Road/SW 185th Avenue
intersection was considered (see findings below). Evaluation and traffic analysis of
unsignalized intersections is not required by the 2020 Transportation Plan.

The applicant provided a traffic analysis with the plan amendment request. In
addition, a traffic analysis was required in order to obtain Access Management Plan
approval (see Casefile 12-185-AMP) prior to the processing of the plan amendment
request. This traffic information has been reviewed by both transportation planning
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and traffic engineering staff. According to the traffic analysis, with the proposed plan
amendment, the subject site would generate approximately 137 ad ional trips in
the PM peak compared to current zoning on the nearby roadway system. The
applicant's proposed zoning analysis uses ITE codes 851 (Convenience Market),
934 (Fast-Food Restaurant with a Drive-Thru), and a 944 (Gasoline/Service Station)
for the basis of the reasonable worst case scenario.

The applicant evaluated two intersection performance scenarios: 1) 185" south of
Farmington with a 3-lane approach consistent with Policy 10.0 of the County’s 2020
Transportation Plan; and 2) 185" south of Farmington with a 5-lane approach
consistent with project #10560 of the Metro RTP Financially Constralned list, which
identifies the widening of Farmington Road to 5 lanes from 170™ Avenue to the
intersection of 185th Avenue. The widening of all approaches wnthm 500 feet of the
intersection of 185™ and Farmington to 5-lanes, including 185" south of Farmington,
is consistent with the county’s Transportation Plan and other regional projects of
intersecting artenials. The county accepts scenario #2 as a reasonable basis for
analysis. The applicant’s traffic analysis indicates that with the proposed plan
amendment, the nearest signalized intersection (SW Farmington Road and SW
185th Avenue) will function with a V/C ratio of 0.89 (LOS D) under the 3-lane
scenario and a V/C ratio of 0.78 (LOS C) under the 5-lane scenario in the PM Peak
Hour in year 2035. The county’s performance measures identify a V/C ratio of 0.99
(LOS E) as the minimum acceptable threshold. Therefore, under both scenarios
impacts to the transportation system associated with the proposed plan amendment
will comply with the adopted performance criteria found in the 2020 Transportation
Plan.

SN

Considering the findings above, staff concludes that the proposed amendment will
not significantly affect the capacity or levels of travel on the nearby transportation
network as defined in the Transportation Planning Rule. '

No changes in functional classification are proposed orre liredinor rto
accommodate the proposed plan amendment. Furthermore, the plan amendment
will not affect the standards implementing the functional classification system as set
forth in Policy 10.0 of the County’'s 2020 Transportation Plan nor will it significantly
affect the capacity of the surrounding transportation network. Due to its proximity to
the intersection of 185" and Farmington and insufficient site frontage to meet county
arterial access spacing requirements, an Access Management Plan was required to
be approved prior to processing this plan amendment request. Casefile 12-185-AMP
approved an access management plan for the subject site; conditions of approval for
Casefile 12-185-AMP shall continue to apply to any future development of the
subject site. Based upon these facts, staff concludes that the propos: s consistent
with the identified function, capacity, and level-of-service for affected transportation
facilities, consistent with Section 060 of the Oregon Transportation Planning Rule.

Washington County Comprehensive Framework Plan For The Urban Area

This plan amendment request is subject to Policy 1.f. from the County's
Comprehensive Framework Plan (CFP). This policy states the following:

A quasi-judicial plan amendment to the Community Plan Maps, including
the implementing tax maps, shall be granted only if the Review Authority
determines that the proponent has demonstrated that the proposed
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designation conforms to the locational criteria of the Comprehensive
Framework Plan, the Community Plan Overview and the sub-area
description and design elements, complies with the regional plan, and
demonstrates that the potential service impacts of the designation will not
impact the built or planned service delivery system in the community.

This is a generalized analysis that is no way precludes full application of
the Growth Management Policies to development permits as provided in
the. Code.

STAFF: As it pertains to transportation, this policy requires the County to analyze
the existing transportation system as well as the planned system. With the proposed
plan amendment, the future performance of nearby transportation facilities will
complv with the adopted performance thresholds of the 2020 Transportation Plan.
Base on this, the plan amendment will be consistent with Pollcy 1.f. with regard to
transportatlon A

Washington Counfy 2020’Transportation Plan -

The proposed plan amendment is subject to seven policies from the County S
2020 Transportation Plan, which are listed and addressed below. _

1.0 TRAVEL NEEDS POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A MULTI-
MODAL TRANSPORTATION SYSTEM THAT ACCOMMODATES THE
DIVERSE TRAVEL NEEDS OF WASHINGTON COUNTY RESIDENTS AND

BUSINESSES. s

STAFF: As explained above in this report, the proposed plan amendment is not ’
expected to have a detrimental impact on the- capacnty or level of service on any of
the transportation facilities in the impact area since there is no anticipated significant -
increase in potential trip generation. The proposal therefore does not conflict with

Policy 1.0.

2.0 SYSTEM SAFETY POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO PROVIDE A
TRANSPORTATION SYSTEM THAT IS SAFE.

STAFF: Any traffic safety impacts associated with potential future development on
the subject property will be subject to the traffic safety regulations set forth in the
Community Development Code and Resolution and Order 86-95 which implement
Policv 2.0. In addition, the applicant is required to comply with the conditions of
Case ' 12-185-AMP which will ensure safe access to the site.

4.0 SYSTEM FUNDING POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO AGGRESSIVELY
SEEK ADEQUATE AND RELIABLE FUNDING FOR TRANSPORTATION
FACILITIES AND SERVICES, AND TO ENSURE THAT FUNDING IS
EQUITABLY RAISED AND ALLOCATED.

STAFF: If development occurs on the affected property, it will be subject to payment
of the appropriate Transportation Development Tax toward future capacity
improvements. Payment of the Transportation Development Tax is consistent with
the strategies included under Policy 4.0.
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5.0 SYSTEM IMPLEMENTATION AND MANAGEMENT POLICY
1T IS THE POLICY OF WASHINGTON COUNTY TO EFFICIENTLY
IMPLEMENT THE TRANSPORTATION PLAN A1 ) TO EFFICIENTLY
MANAGE THE TRANSPORTATION SYSTEM

STAFF: Significant impacts on capacity or roadway safety are not anticipated under
the proposed plan designation due to the relatively minor increaseint 1s. The
proposal is therefore consistent with Policy 5.0.

6.0 ROADWAY SYSTEM POLICY
IT IS THE POLICY OF WASHINGTON COUNTY TO ENSURE THAT THE
ROADWAY SYSTEM IS DESIGNED IN A MANNER THAT
ACCOMMODATES THE DIVERSE TRAVEL NEEDS OF ALL USERS OF
THE TRANSPORTATION SYSTEM.

STAFF: The applicant’s traffic analysis demonstrates that the proposed plan
amendment will not result in significant degradation of the planned motor vehicle
system and that the amendment will be consistent with the performance measures
set forth in the strategies for implementation of Policy 6.0.

10.0 FUNCTIONAL CLASSIFICATION POLICY
IT 1S THE POLICY OF WASHINGTON COUNTY TO ENSURE THE
ROADWAY SYSTEM IS DESIGNED AND OPERATES EFFICIENTLY
THROUGH USE OF A ROADWAY FUNCTIONAL CLASSIFICATION

SYSTEM.

STAFF=The proposed plan amendment will not affect the Functional Classificztien
of any nearby street or highway, nor will it result in land uses that are inconsistent
with those identified in the Transportation Plan.

19.0 TRANSPORTATION PLANNING COORDINATION AND PUBLIC
INVOLVEMENT POLICY
IT.IS THE POLICY OF WASHINGTON COUNTY TO COORDINATE ITS
TRANSPORTATION PLANNING WITH LOCAL, REGIONAL, STATE AND
FEDERAL AGENCIES AND TQ PROVIDE OPPORTUNITIES FOR
CITIZENS TO PARTICIPATE IN PLANNING PROCESSES.

STAFF: Policy 19 provides that all plan amendments be reviewed for consistency
with the applicable provisions of the Transportation Planning Rule (OAR 660-012-
0060). This request has been reviewed and determined to be consistent with the

applicable provisions of the Transportation Planning Rule (see findings in Section B.,
above). The plan amendment request is therefore consistent with Policy 19.0.

CONCLUSION
Based on the findings in this report, staff concludes that this plan amendment proposal

will

not “significantly affect” a transportation facility as defined in OAR 660, Division 12.

However, the conditions of Casefile 12-185-AMP shall continue to apply to any future
development of the subject property in order to ensure consistency with the county’s
standards for access to arterial roadways.

WnutdattL RPLAN\Shared\PLNGWPSHARE\Dyami\Plan Amendments\Seven Hills PAV12-222-PA Seven Hills
Transportation Report.doc
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July 23, 2012

Thomas Rocca

Seven Hills Properties, LLC
. 88 Perry Street, Suite 800
San Francisco, CA 94107
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RE Transportation Orlented District Code Summary for- ‘Eroposed Plan Amendment (Case
File 12-222-PA) .

Dear Tom, .,

Your pending application requests a plan amendment to the CBD cﬂstrlct but elects to
follow many of the Transportation Oriented District (TO:RC) code requu’enmts as they
pertain to the design of the future development for the site (pharmacy and fast=fobtl*"
restaurant).! The proposed project will blend development standards from both the CBD
and '~ :RC zones, resulting in an attractive site that encourages all modes of
transportation.

The purpose of this letter is to summarize the Transportation Oriented District Codes
(TO:RC that we are requesting be conditioned upon Case File 12-222 PA.

Exhibit 3b, of the Comprehensive Plan Map and Zone Change application, schematically
illustrates the proposed future development which will include construction of two
buildings, an approximately 15,000 square feet Pharmacy with drive-through and an
approx ately 3,000 square feet pad building with drive-through. Direct, straight-line
pedestrian connections will link the main entrances of each building as well as provide
access to the abutting right-of-ways, common open space and parking. These areas will
be clearly marked and well-desighed to ensure pedestrian safety and way finding. Both
adjacent street right-of-ways will be improved with street trees and code compliant
pedest n walkways. Additionally, the SW Farmington right-of-way will be accented with
two large pedestrian plazas (common open area) which will include a colonnade featuring
decoral e art and provide overhead pedestrian protection from the elements. The plazas
will also include benches and pedestrian scale lighting to create an inviting and active

street-{ nt.

Each building will be constructed of high quality and durable materials that are compatible
with bc  an urban environment and adjacent existing development. Stark and imposing

'Seven I s requests that a condition of approval be imposed upon the plan amendment
that requires the site to be developed in compiiance with the TO:RC approval criteria listed
or e attached table, which updates and replaces Exhibit 8 of the application.

Baysinger Portners Architedure

1006 SE Grand Ave., Suite 300
Portland, OR 97214
Phone 503-546-1600
Fax 503-546-1601
www BaysingerPartners.com
79648-0001/LEGAL24178330.1
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building facades will be avoided through the use of articulation expressed by variation in
materials as well as changes in material colors. Main entries and active business areas,
with code compliant glazing, will be placed toward the right-of-ways; increasing visibility
and safety for patrons on-site as well as providing “eyes on the street” visibility from
within the development. With public areas presented towards the streets, utilitarian
functions for each building will be located way from the right-of-ways and appropriately
screened increasing vehicular and pedestrian safety as well as improving site aesthetics.

Parking for the development will meet many of the principles for the TO:RC district.
Parking has been designed to be unobtrusive, use appropriate screening and landscaping,
clearly define vehicular areas and minimize vehicular and pedestrian interaction to
improve safety. Patron parking will be separated from both loading areas and drive-
throughs by placing them on opposite sides of the buildings to further improve on-site
safety.

None of the proposed site elements are required by the CBD zone, but Seven Hills has
volunteered to incorporate these transit, pedestrian and design features into the project.
To insure that the site is developed with the features envisioned by the applicant, Seven
Hills requests that a condition of approval be imposed upon the plan amendment that
requires the site to be developed in compliance with the TO:RC approval criteria listed on
the attached table, which updates and replaces Exhibit 8 of the application.

We identified the TO:RC approval criteria that have been requested to apply to the site by
designing the best possible development that balances transit, pedestrian and vehicles.
We thet'analyzed all of the TO:RC approval criteria and determined which statidards could
be met on the site, and which standards were not attainable or not applicable. This letter
summarizes the TO:RC standards that will apply to the site and an identification and
explanation of those that cannot be met on the site.

TO:RC Development Standards Proposed for the Site

The TO:RC standards that are requested to be applicable to the site emphasize pedestrian
orientation and aesthetics through a variety of standards, including circulation system
design, emphasis on building facades, the provision of open space and enhanced lighting
and landscaping. As described above, illustrated in Exhibit 3b and listed on the attached
table (which up tes and replaces Exhibit 8 to the application), Seven Hills request the
following TO:RC development standards be conditioned.

e 375-7 Development Limitations for Permitted Uses in Transit Oriented Districts, 23.b
(accessory outdoor seating)

e 431-1 Transit Oriented Design Principles, Standards and Guidelines, Intent and
Purpose

e 431-4,2.D Circulation System Design, Design Standards 10 (circulation design) and
11 (pedestrian crossings)

» 431-5.1.B Streetscapes for Pedestrians, Standards 2 (street trees), 3 (underground
utilities), 4 (minimum sidewalk widths) and 6 (pedestrian scale lighting

» 431-5.2.B Building Entrance Standards 5 (minimum lighting levels), 6 (main
entrance open during business hours) and 7 (sheltered entries)

e 431-5.3.B Building Facades Standards 1 (ground floor windows), 2 (transparent
windows), 3 (minimum window areas), 6 (articulation), 7 (change in materials), 8
(durable quality materials), 9 (exterior lighting), and 10 (utilitarian functions
screening)

e 431-6.1.B Parking Area Standard 2 (setback)

79648-0001/LEGAL24178330.1 2
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» 431-6.2.B Parking Area Design Standards 3 (perimeter landscaping), 4 (minimum
parking landscape area), and 5 (cross property access)

¢ 431-7.1.B Common Open Space Standards 1 (common open space)

e 431-7.2.B Common Open Space Standards 1 (maintaining common open space), 2
(minimum size of common open space) and 4 (percentage of common open space)

e 431-7.3.B Open Space Design Standards 1 (amenities), 3 (lighting) and 5
(encroachments)

e 431-9.2 Landscaping Standards: minimum required area

» 431-10.2 Water Quantity/Quality Facilities Standards: location of non-vaulted
systems

e 431-11.2 Signs ,

e 431-11.3 Exceptions to Sections 414-1 and 414-2 A (maximum area of fagade
mounted signs), Bl and B2 (ground mounted monument standards) and C
(prohibited signs)

TO:RC Development Standards that are Not Applicable to the Site

TO:RC approval criteria that are not applicable to the site were excluded. For example,
CDC 431-4.2.C includes design standards for blocks and E. inclu s standards for new
street connections; both were excluded because the site is not a full block and no new
street connections are proposed. The following standards are not applicable:

431-3 Definitions

431-4.2.C (Blocks), D(1)-(9)=and (12)-(14) , and E (Circulation/Connections)
431-5.1.B Streetscapes for Pedestrians, Standards (5), (7)-(10)

431-5.2.B Building Entrances, Standards (2), (3) and (8)

431-5.3.B Building Facades, Standards (4), (5), (11) and (12)

431-6.1.B Parking Areas, Garages and Parking Structures Location, Standards (4),
and (5)

431-6.2.B Parking Areas and Garage Design, Standards (1), (2), (6)-(8)
431-7.1.B Common Open Space Standards (2)-(3)

431-7.2.B Common Open Space Amount and Size Standards (3) and (5)
431-7.3.B Common Open Space Design Standards (2) and (4)

431-8 Transitions in Density

431-11.2. Sign Standards (B) (residential)

431-12 Peterkort Station Area Design Standards

TO:RC Development Standards that are NOT Proposed for the Site

While the project meets all of the principals for the TO:RC zone, for the reasons explained
below, the following specific standards cannot be met and are therefore not requested to
be imposed as conditions of approval:

¢ 375-8 Dimensional Requirements for Transit Oriented Districts

e 375-9 Density Requirements for Transit Oriented Districts

e 431-5.1.B standard 1 (frontage requirements) requires that a specific percentage
of street frontage (50%) be occupied by building and 11 (building compatibility)

s 431-5.2.B(1) and (4) (Building Entrances), prohibits having a building entrance
separated from the street by a vehicle area.

e 431-6.1.B Parking Area Standards 1 and 3 (location of parking area)’

» 431-6.2.B Parking Area Design Standard 4(a)

79648-0001/LEGAL24178330.1 3



Exhibit B

12-222-PA

42 of 51

Many of the standards that are not suggested as conditions discourage vehicle areas
between a building and the street. It is not possible to attain this design objective on the
site and still provide the vehicle circulation areas that are necessary for the success of the
project, and also provide the proposed pedestrian amenities (i.e., the open space plaza).
The proposed project will adhere to the CBD allowed setbacks and place the buildings back
from the street frontage. The design will still meet the TO:RC principles and intents by
placing the active portions of the buildings, main entry and windowed facades toward the
streets. Direct, clearly marked pedestrian walkways will connect the right-of-way to these
areas. The frontage on SE Farmington will retain the active and engaging pedestrian
environment intended by the code through several large pedestrian plazas and the
colonnade representation of building wall.

Section 431-6.1.B, Parking Area Standards 1 and 3 (su ice parking locations), do not
allow off-street parking between a building and street or within 40 feet of a corner. The
proposed project will place parking to the side of both buildings; however, will include
parking in front of the pharmacy, between the building and the street and within 40 feet
of the corner. To increase on-site vehicular and pedestrian safety, parking and pedestrian
areas were separated from the main vehicular drive aisle through site, drive-through
traffic and loading areas. This provides the parking to the street side and front of the
building allowing for the utilitarian functions to be placed interior to the site. Due to the
sites narrow configuration this increased safety separation could not be adequately
provided with both areas interior to the site.

Section 375-9 Density Requirements specify a minimum F.A.R. of .25. The proposed
project WitFprovide less than the required TO:RC F.A.R. in order to provide thie=required -
open space common areas, landscaping and pedestrian walkways required by the TO:RC
standards as well as minimum required parking. '

Section 431-6.2.B Parking Area Design Standard 4a (curbs and bumpers) prevents
bumper overhang of landscape and walkway areas through the use of wheel stops. The
proposed plan will include perimeter parking curbs and raised sidewalks, however,
independent wheel stops will not be provided due to narrow site dimension, 20 foot right
of way dedication and their impediment to easy cleaning of parking areas.

We have also suggested that Section 431-5.1.B standar (11) not apply because it
requires individual buildings to be compatible with neighbors. Because the surrounding
properties are not zoned transit oriented and the existing buildings have not been subject
to transit oriented design standards, it is not appropriate to require compatibility.

Potential Conflicts in CDB and TO:RC Standards Applicable to the Site

At this time, we do not anticipate that any of the TO:RC standards that we have requested
apply to the site will conflict with the CBD requirements. However, in case a conflict
arises in the future, we request that the conditions of approval specify that in the event of
a conflict between the requirements of the TO:RC section and requirements of the CBD
section, the requirements of the CBD section shail control, except any code provision
specific to Section 418-3 (Corner Vision), 421 (Floodplain and Drainage), 422 (Significant
Natural Resources) or 501-8.5 F. (Sight Distance).

The intent of the this project is to construct an aesthetically pleasing, highly functional and
safe urban development rough the combination of the CBD and TO:RC development
standards as stated above; ensuring that the high quality development expected in
Washington County continues with this project. We therefore trust that the outline

79648-0001/LEGAL24178330.1 4
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conditions above will be to your satisfaction and look forward to your informed response in
the nei future.

Sincer ',
BAYSINGER PARTNERS ARCHITECTURE PC

William M. Ruecker, AIA

Principal

cc:  File
Dana Krawczuk - Perkins Coie -

R

79648-0001/LEGAL24178330.1 5
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TRANSIT ORIENTED DISTRICTS
375-7 Development Limitations for Permitted Uses in Transit Oriented Districts

. 23.b. Accessory outdoor seating related to the principal eating or drinking establishment use
may be permitted, provided that the outdoor space is placed within a common open space.
Sidewalks may be utilized for accessory outdoor seating if they meet the unobstructed width
standards set forth in Section 4315.1B.(4) and approval is obtained from the Operations
Division Manager. In addition, the area devoted to the accessory outdoor seating does not
exceed:

1) an area greater than the equivalent of fifteen (15) percent of the dining, drinking,
or both floor area; or

(2) seven-hundred and fifty (750) square feet.

1uu PRINCIPALS, STANDARDS AND GUIDELINES

431-1 Intent and Purpose
The following design principles, standards and guidelines shall be ap; :d to the review of all
development occurring in transit oriented districts, for those uses listed in Section 375.
Principles are the broad, fundamental rules upon which the standards and guidelines are based.
All Type lll applications for development in transit oriented districts shall demonstrate
compliance with applicable principles and/or standards of this section. Standards are specific,
usually quantitative, rules which development applications must comply with if processed

e througl1a  Type I or Il procedure. Guidelines are advisory statements that sheould be cons:dered
when desngnlng a development in a transit oriented district, but are not mandatory. Because an
application for a development may vary from a standard in this Sectic w~hen the application

-demonstrates, through a Type il process, compliance with the related design principle, a

variance or hardship variance pursuant to Section 435 shall not be granted from any standard in
this Section.

|431-4 Circulation System Design
431-4.1 Principals
A. Pedestrian routes in a transit oriented district shall, to the extent practicable, directly connect
major activity centers (concentrations of employment and households, major public buildings and
spaces, institutional uses and parks & common open spaces, and shopping areas) and transit
stops, particularly light rail stations;

B. Block dimensions and perimeters shall be at an urban rather than a suburban scale

C. Provide accessways and greenways, as needed, to supplement pedestrian routes along

pedestrian streets; and

D. Provide clearly marked and well-designed pedestrian street, driveway, loading area and surface

parking lot crossings

431-4.2 Standards

D. Design
(10) Whether publicly or privately owned, a pedestrian street, accessway or greenway shall
conform to the section design specified for its functional classification and remain accessible
to the public at all times

Page 1
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(11) Pedestrian crossings of streets, driveways, surface parking lots and loading areas shall
be designed to be consistent with the provisions of Section 408.10.3B. In transit oriented
districts, striping alone is not an acceptable way to identify connections

431-5 Streetscapes for Pedestrians
431-5.1 Streetscapes - Transit Orlented Districts

B. Standards

(2) Street trees are required on all pedestrian streets with an average spacing of no more
than thirty (30) feet on center on both sides and two (2) to four (4) feet from back of curb.
Street trees shall nhot be spaced or located so as to result in a violation of Section 418-3.
Trees in the County right-of-way or in sidewalk easements shall be approved by the County
as to size, quality, tree well design if applicable, and irrigation (see Section 407-7).

(3) All utility lines shall be underground but utility vauit access lids may be located in the
sidewalk area, provided that they are flush with the sidewalk and provide for a safe
pedestrian walking surface during all types of weather

(4) Minimum sidewalk widths in Transit Oriented Districts shall be the widest identified by the
Washington County Uniform Road Improvement Design Standards for the adjacent Special
Area Street (as shown in the 2020 Transportation Plan, Figures 6 through 8), except for
Special Area Commercial Streets. Special Area Commercial Streets shall have sidewalks
that are a minimum of twelve (12) feet in width. On arterials within or adjacent to Transit
Oriented Districts and which are designated as ‘Boulevards’ on the Regional Street Design
Overlay Map in the 2020 Transportation Plan, the minimum sidewaik width shall be twelve
(12) feet (see Technical Appendix: B287f the 2020 Transportation Plan for typical roadway

cross-sections).

{6) Pedestrian scale street lighting, such as that described in the county’s Pedestrian Design
Guidelines Booklet shall be provided ‘along all pedestrian streets.

- 431-5.2 Building Entrances
1 following principles and standards apply to building entrances in transit oriented districts:

A. Principles:

Provide for safe, convenient, direct and identifiable access for pedestrians between pedestrian
streets, accessways, transit facilities, and adjacent buildings.

B. Standards: .
{6) Minimum lighting levels shall conform to the standards as set forth in Section 4154,

(6) For non-residential buildings, or non-residential portions of mixed-use buildings, main
building entrances fronting on pedestrian streets shall remain open during normal business
hours for that buiiding.

(7) All entries fronting a pedestrian route shall be sheitered with a minimum four (4) foot
overhang or shelter.

431-5.C  lilding Facades
The following principles, standards and guidelines apply to building facades in transit oriented

districts:

Page 2
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A. Principles:

TG

(2) Developments shall be designed to encourage informal surveillance of pedestrian streets
and other public spaces by maximizing sight lines between the buildings and the pedestrian
street.

(3) Ensure compatible building designs along a pedestrian street through similar massing
(building facade height and width as well as the space between buildin ) and frontage

"setbacks.

(4) Avoid building designs that result in a street frontage with a uniform  sign style, roof line
or facade treatment, which results in an uninteresting and unattractive pedestrian
environment.

(5) All new commercial, industrial, office, institutional, mixed use, and multifamily residential
buildings shall, on any facade facing a pedestrian route, incorporate discemible architectural
features, such as, but not limited to: comices, bases, fenestration, fluted masonry, bays,
recesses, arca s, display windows, unique entry areas or other architectural treatments for
visual interest, to create community character and to promote a sense of pedestrian scale.
The overall design shall recognize that the simple relief provided by window cutouts or sills
on an otherwise flat facade, in and of itself, does not meet the requirements of this
subsection :

(6) Lighting of a building facade shall be designed so that lighting complements the
architectural design. Lighting shall not draw inordinate attention to the building.

(7) Al buildings, of any type, constructed within any transit oriented district, shall be
constructed with exterior building materials and finishes that are of high quality to convey an
impression of permanence and durability. s

T et
AT

(8) To balance horizontal features on longer facades, vertical building elements shall be
emphasized

B. Standards:

(1) Ground floor windows shall be provided on building facades facing a
pedestrian route or common open space. Garage door windows shall not count towards
compliance with this standard

(2) Darkly tinted windows and mirrored windows that block two-way visibility are prohibited
as ground floor windows. ‘

(3) Except as provided in Section 431-12, ground floor building facades along a pedestrian
street in the TO:RC or TO:BUS Districts must contain unobscured windows for at least fifty
(50) percent of the wall area and seventy-five (75) percent of the wall length within the first
ten (10) feet of wall height. Required windows shall allow views in to lobbies or similar areas
of activity, building entrances, or merchandise type displays. Lower window sills shall not be
more than three (3) feet above grade except where interior floor levels prohibit such
placement, in which case the lower window sill shall not be more than a maximum of four (4)
feet above the finished exterior grade.

(6) In all transit oriented districts, building frontages greater than two hundred (200) feet in
length along pedestrian routes shall break any flat, monolithic facade by including
architectural elements such as bay windows, recessed entrances, changes in materials, or
other articulation so as to provide pedestrian scale to the ground floor.

Page 3
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(7) Except as provided in Section 431-12, building facades along a pedestrian route in the
TO:RC or TO:BUS Districts shall not have more than forty (40) linear feet of ground floor
wall area without a change in materials or an eight (8) inch minimum vertical or horizontal

wall refief.

(8) In all transit oriented districts, the exterior walls of building facades along pedestrian
routes shall be of suitable durable building materials including the following: stucco, stone,
terra~cotta, tile, cedar shakes and shingles, beveled or ship-lap or other narrow-course
horizontal boards or siding, vertical board & batten siding, articulated architectural concrete
masonry units (CMU), or similar materials which are low maintenance, weather resistant,
abrasion resistant and easy to clean. Prohibited building materials include the following:
Plain, smooth, untextured concrete; plain, smooth untextured concrete block; cormrugated
metal; unarticulated board siding (e.g., T1-11 siding, plain plywood, sheet pressboard); and
similar quality, non-durable materials.

(9) No exterior lighting shall be provided above the second floor of buildings for the purpose
of highlighting the presence of the building, except for facade sign lighting.

(10) Buildings and sites shall be organized to group the utilitarian functions away from the
public view. Delivery and ioading operations, mechanical equipment (HVAC), trash
compacting/collection, and other utility and service functions shall be incorporated into the
overall design of the building(s) and the landscaping.. The visual and acoustic impacts of
these functions, along with all wall or ground-mounted mechanical, electrical and
communications equipment shall be ouf t.of i view from adjacent properties and public
pedestrian streets. Screening matefidi&and landscape screens shall be architecturally
compatible with and not inferior to the principal materials of the building and primary

" landscaping. The visual and acoustic aspects of roof-mounted equipment, vents and
chimneys shall be minimized by placing equipment behind parapets, within architectural
screening, roof-top landscaping, or by using other aesthetically pleasing methods of
screening and deadening the sound of such equipment.

431-6 Parking Areas, Garages and Parking Structures
431-6.1 Location

A. Principles:
Off-street surface parking lots shall be located to the side or rear of buildings, other than

single family residences, that front on pedestrian streets where onstreetparking is ailowed.
Parking at mid-block or behind buildings is preferred. Exceptions to this principle may be
appropriate for uses that require new buildings to be clustered near existing groups of

" buildings located away from a pedestrian street, such as expansions of a campus
development.

B. Standards:
(2) Garages and off-street parking areas shall be set back at least five (5) feet

from adjacent primary building facades.

431-6.2 Parking Area and Garage Design:

A. Principles:
(1) Garages, parking strucwies and off-streew sutiace parking areas shall be designed to be

as unobtrusive, and as attractive in appearance, as possible.

Page 4
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(2) There shall be low bushes or a low wall or berm at the perimeter of surface parking lots
to reduce their visibility from the surrounding area. Barriers around the perimeter of a
parking lot shall not be so high, however, that it becomes a safety or security problem.

(3) Trees shall be used extensively at the perimeter an  n the interior of surface parking lots
to break up large parking areas and provide shade

(4) Accessways through surface parking lots shall be clearly identified through the use of:
different paving materials, grade separation, or landsc:  ing, pedestrian-scale lighting, and
be as short as practicable.

B. Standérds:

(3) Surface parking areas shall provide perimeter parking lot landscaping adjacentto a
pedestrian street which meets one of the following standards: '

(a) A five (5) foot wide planting strip between the right-of-way and the parking area.
The planting strip may be pierced by pedestrianaccessible and vehicular
accessways. Planting strips shall be planted with an evergreen hedge. Hedges shall
be no less than thirty-six (36) inches or more than forty-two (42) inches in height at

~ maturity. Hedges and other landscaping shall be planted and maintained to afford
adequate sight distance for vehicles exiting the parking lot; or

(b) A solid decorative wall or fence thirty-six (36) inches to forty-two (42)
inches in height parallel to and not nearer than two (2) feet from the right-of-way line.
The area between the wall or fence and the pedestrian street line shall be
S landscaped. The required wall or screening shall be designed to allow feraeccess tOu:.....
the site and sidewalk by pedestrians and shall be constructed and maintained to
afford adequate sight distance as described above for vehicles exiting the parking lot.

Perimeter landscaping shall not be required where two (2) parking lots using a
common driveway are joined by a common circulation aisle or other traffic area.
Landscaping may be reduced or eliminated adjacent to landscaped open space in
order to transition the open space landscaping into the parking area and afford better
access between the two areas.

(4) Surface parking areas shall provide interior landscaping which meets the following
standards:

(b) Landscaping shall be installed within planting bays, and in any other

area where parking stalls, circulation aisles, driveways, or pedestrian

movements would not be precluded by the landscaping. Landscaping

around and within surface parking areas shall not be less than ten

(10) percent of the total area of the parking area (see Section 407 for
(5) Except in residential areas, parking associated with new development shall
be designed to the extent practicable to connect with auto parking areas on
adjacent sites to eliminate the necessity of utilizing the pedestrian street for
parallel movements.
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|431-7 Common Open Space

431-7.1 Location

A rinciples:
(1) Common open spaces shall be located within walking distance of all those living, working
and shopping in transit oriented areas.
(2) Common open spaces shall be easily and safely accessed by pedestrians and bicyclists.
(3) For security purposes, common open spaces shall be visible from nearby residences,
stores, a pedestrian route and/or pedestrian street or offices.
(4) Common open space shall be available for both passive and active use by people of all
ages.

B. Standards:

1431-7.2 Amount &

(1) Common open space shall be located within all residential and all mixed residential/non-
residential developments with four or more dwelling units, as well as all non-residential
developments on sites exceeding one-half acre. Alternatively, cornmon open space for a
development may be located within thirteen hundred (1,300) feet walking distance of the
development. However, if common open space for a residential development is located off-
site, it shall be unnecessary to cross an arterial street to gain access to the site.

Size

A.

Principles:  msa

(1) Common open spaces may vary in siZ&tepending on their function and location.

(2) The total amount of common open space provided in a transit oriented community shall
be adequate to meet the needs of those projected (at the time of build-out), to live, work,
shop and recreate there.

B. Standards:

(1) All residential developments of four (4) or more dwelling units, and all nonresidential

or mixed-use developments, shall be required to reserve, improve and establish
commitments to maintaining common open space.

(2) Any common open space shall be at least four hundred (400) square feet in area, and
shall be able to encompass a square area at least twenty (20) feet wide and twenty (20) feet

long.

(4) Common open space in a mixed use and non-residential development shall equal at
least two (2) percent of the development site’s total acreage after netting out those portions
of the site within areas listed under CDC Section 300-3.1.

|431-7.3 Open Space Design

A. Principles:

(1) Common open spaces in transit oriented communities sh: e designed to
accommodate a variety of activities and users ranging from active play by children to passive
contemplation by adults, but shall generally be able to accommodate a relatively intensive
level of use. They shall be pedestrian friendly,with amenities such as benches, directional
signs, water fountains, and good lighting. They shall be attractive and interesting, with good
landscaping and possibly public art or a water feature. And they shall be safe places to be
at any time of day.
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B. Standards:

{1) Common open spaces shall include at least two (2) of the i wing
improvements:

(a) A bench or benches for seating;

(b) Public art such as a statue;

(c) A water feature such as a fountain;

(d) A children’s play structure including a swing and a slide;

(e) A gazebo;

(f) Picnic tables with a barbecue;

(g9) An indoor or outdoor sports court for one or more of the following:

tennis, basketball, volleyball, badminton, racquetball, handball/paddleball; or
(h) An indoor or outdoor swimming and/or wading pool suitable for children to use.

(3) For security purposes, all common open spaces shall be adequately
lluminated during hours of darkness.

(5) Common open spaces shall be free from all structural encroachments (i.e., roof
overhangs, awnings and other architectural features) of structures on .
abutting properties. :

|431  Landscaping

Well-designed and located landscaping can soften the edges of buildings and paving, add aesthetic
interest and generally increase the attractiveness of a community. The following principles, standards
and guidelines apply to landscaping in transit oriented districts.

431-9.1 Principles:

A. The sSiZ&'0f the landscaped area on a development site in a transit-oriented community STl be
in inverse proportion to the density of development on the site.

B. Landscaping shall primarily be located to serve as a screen or buffer for or to'soften the
appearance of unattractive structures or uses such as parking lots or large blank walls, or to
increase the attractiveness of common open spaces

431-9.2 Standards:

No minimum landscaping standard shall be set as a percentage of a development site.
Landscaping may be required, however, in conjunction with parking lot design (see Section 431-
6.2), building design or the provision of common open space.

431-9.3 Guidelines:

A. Stormwater detention facilities may be incorporated into landscapes (see Section 4  10.1).

[431-10 Water Quantity/Quality Facilities

Water quantity/quality facilities are necessary elements of the urban landscape in Washington County,
but their location and appearance can influence the attractiveness of a community. The following
principles and standards apply to water quantity/quality facilities in transit oriented districts.

431-10.1 Principles:

Stormwater detention and treatment facilities shall be integrated into the design of a development
site and, if visible, shali appear as a component of the landscape rather than as a utility element. If
practicable and acceptable by to the Clean Water Services, such facilities shall be consolidated to
serve multiple developments in a location away from the center of the community.

Page 7
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431-10.2 Standards:
Non-vaulted surface stormwater detention and/or treatment facilities shail not be located veween

a pedestrian street and the front of an adjacent building.

|431-11 Signs ‘
The principles and standards of Sections 431-11.1 and 431-11.2 below shall apply to all penmied
signage within transit oriented districts. Exceptions to these standards are designated in Section 431-

11.3.

431-11.1 Principles:
A. Signs in transit oriented district communities shall be located and scaled to the function of the

pedestrian street on which they front.

B. Signs within any transit-oriented district shall be consistent with the visual quality and aesthetics
of the surrounding neighborhood.

C. Signage must be of high quality in design and materials.

D. Signage shall be consistent th'roughout a development.

E. Signage attached to a building shali complement the building's character (e.g., wall signs shall
“avoid covering building columns).

431-11.2 Standards:
A. In the TO:BUS and TO:RC Districts, the standards of Article IV - Section 414-2 shall apply,

except as noted in Section 431-11.3. e

LSSl
Ty

431-11.3 Exceptions to Sections 414-1 and 414-2
A. Fagade-mounted, non-residential signs shall not exceed five (5) percent of the area of the
fagade upon which it is mounted, up to a maximum of two hundred (200) square feet per fagade or

four hundred (400) square feet per building.

B. Ground-mounted monuments or site entry markers up to fifteen (15) feet in height may be
approved subject to the following:

(1) Total area and volume of the portion of the monument or marker incorporating sign
letters shall not ex;:eed forty-five (45) square feet or ninety (90) cubic feet; and

(2) Position of the monument or marker shall not obscure roadway visibility or result in
potenti traffic hazard(s) as may be determined by the County Engineer.

C. rohibited signs:

(1) Free-sianding signs (e.g., pole-mounted signs) as defined in Section 106193.4;
(2) Signs with moving or flashing lights;

(3) Signs with exposed electri~=! conduits, ballast boxes, or other equipment;

{4) Signs incorporating audibie ur odor-producing elements;

(5) Roof-mounted signs; and

(6) Other signs prohibited under Article IV Section 414.

Page 8
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PROPERTY DESCRIPTION

The site'sa  ress is 18470 SW Farmington Road which as Assessor Map No 1S1 19BB,
Tax Lot numbers 800, 901 and 1000.

PROPOSAL SUMMARY

Amend plan designation from R-15 Residential to Community Business District (CBD),
with a specific fin 1g that drive-thrus are allowed and a condition of approval that
requires that the development of the site be subject to the transit oriented design criteria
listed on Exhibit 8.

Once rezoned, the applicant intends to develop the site with an approximately 15,000
square foot Walgr n's drug store and approximately 3,000 square foot commercial
building. The development will include several pedestrian and transit-oriented amenities,
and each building will have a drive-thru. A conceptual site plan is attached as Exhibit 3b.
An Access Management Plan for the proposed development is being reviewed separately
from the plan amendment application. : N

SITE DESCRIPTION

The site of 2 proposed zone’ change is located at 18470 SW Farmington Road, an
approximately 2.24 acre parcel at the southeast corner of the SW Farmington Road and
SW 185th Avenue intersection, in the Aloha area of Washington County The site is
subject to the Aloha-Reedville-Cooper Mountain Community Plan, is located along the
Farmmgton Road Corridor SubArea, and is located in CPO 6.

The site's two road frontages, SW Farmington Road and SW 185th Avenue, are both
designated as Arterials by the County's Transportation System Plan. Figure 4E of the
Washington Coun Functional Classification System:. Farmington Road adjacent to and
east of the site is designated as a Transit Corridor by Washington County (Policy 40), but
the roadway is not so designated by the Metro 2040 Growth Concept Map. See
http://library.oregonmetro.gov/files//concept_011411.pdf and Exhibit 5.

The site 1s current  developed with 3 residences. No inventoried wetlands or other
natural resources are on site. Westside Community Church of Washington County owns
the site, and the adjacent parcel that is developed with a church. The table below
describes the existing land uses surrounding the site. A zoning map and aerial map of the
vicinity are also provided.

79648-0001/LEGAL23718885.2
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a public hearing that will afford an opportunity for public comment. The Community
Planning Organization will be provided notice and an opportunity to participate in the
public review process. The applicant has gone beyond the required citizen outreach by
making a presentation to the Aloha Business Association, meeting with the chair of CPO
6, Eric Squires, meeting with the Westside Economic Alliance and outreach to the
neighboring churc ,-Westside Community Church.

BACKGROUND

The Aloha area of Washington County is predominately residential, with only 2% of the
land area being developed commercially, and the largest available commercial site is only
4 acres. Washington County's Aloha-Reedville Study and Livability Community Plan
website describes the area as having some transit amenities (particularly li; t rail, which
is in the far northern part of the area), but:

Despite strategic advantages, the area has begun to show signs of
physical and economic decline. Recent analysis indicate that the
cor nunity suffers from gaps in existing services and amenities,
and needs the jobs and opportunities revitalization and
development will bring. More information is needed to discover
why existing plans have not realized the area's full potential. The
community needs a plan with a shared and supported vision, goals,
and strategies to help it become healthy, vibrant, and sustainable.

http://www.co.wa ington.or.us/alohareedville

Washington County is seeking to remedy these issues through the Aloha-Reedville Study
and Livat : Community Plan 2011-2013, which includes as its stated goals identifying
local needs and improvements, creating plans to support and sustainable community,
including safe and accessible walking and bicycling options and improved transportation
connections. ‘

The proposed rezoning of the site is an opportunity to take an immediate step to address
the long range concerns by providing the Aloha area much needed commercial services
in a pedestrian and transited oriented format that will serve as a model as the community
redevelops. As illustrated on the conceptual plan attached as Exhibit 3b and explained in
this application, the applicant proposes a "hybrid" zoning designation of CBD, with a
condition of approval that subjects the development of the site to the transit-oriented
design standards listed in Exhibit 8. The conditions will require that the development of
the site resemble the conceptual site plan, so that it may include pedestrian features such
as a pedestrian plaza along Farmington Road that would be suitable for a future relocated
bus stop, extra-wide sidewalks and features along streets and pedestrian connections that
enrich the pedestrian environment. The proposal to conditionally zone the site CBD
strikes an appropriate balance between encouraging multi-modal transportation and
serving the immediate needs of the community by providing convenient and needed
commercial services. '

79648-0001/LEGAL23718885.2
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" The rezoning and subsequent development will also provide a much-nee d economic -
“boost. The proposed use is expected to create a minimum of 34 construction jobs and 23
to 31 long term jobs. The assessed value of the property will increase to approximately
$7.5m, which will add a minimum of $80,000 in annual tax revenue, up from $0 because

of the current property owner's tax exempt status.

APPLICABLE PROCEDURES AND CRITERIA

I Amend Desngnatlon for Tax Lots 800, 910 and 1000 from R-15 to
Commercial Busmess Development

The county s pre appllcatlon conference summary and April 27, 2012 Notice of
Incomplete Application identify the general pollcles and criteria that are apphcable to the
proposed amendment as follows . '

A.  Statewide Planning Goals 1,2,9,10,1 12,13, and 14 -
B.  Metro Funotional Plan Titles 1, 2, 6, 7, 8 and 12.

C. Washington County Comprehensive Framework Plan for the Urban Area
Policies 1.1.2,2, 14, 18, 21, 22, 23, 30, 31, 32, 36, 39, and 40.

D. - Washington County Transpoftation Plan Police's 1,2, _4, 5, 6,' 10, 12, 14,
15, and 19.

-E. Additional Transportation Considerations

o Transportation analysis demonstrating compliance with the
Transportation Planning Rule.

o Access Management Plan

F. Aloha-Reedville-Cooper Mountain Community Plan Overview and
General Design Elements 7, 8,9, 10, 11, 12, 13,14, 15, 16, and 21,
including the Aloha-Reedville-Cooper Mountam descrlptlon of the
Farmington Road Corridor Subarea.

G. ~ Land Use Districts Purposes and ermitted Uses 305(R-15), 311 (NC),
313 (CBD), 375 & 431 (TOD), 430-41, and 413.

H. State Transportation Planning Rule

L Metropolitan Housing Rule — OAR 660, Division 7

79648-0001/LEGAL23718885.2
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A. Statewide Planning Goals -

While not all of Oregon's nineteen statewide planning goals apply to the proposed
amendment, the fc owing goals specifically address distinct aspects of the proposed map
amendment. Additionally, the statewide planning goals are implemented by correlating
polices from the Washington County Comprehensive Framework Plan for the Urban
" Areas, which are 0 addressed in this application. See Section .C.

" Goal 1 — Citizen Involvement -

~

‘To.develop a citizen involvement prOg'ram that insures the opportunity for citizens
to beiinvolvedina phases of the planning process. :

‘Response: The re iested amendment 1s a quasr-Judlcral plan amendment and must be

reviewed through Washington County's Type III procedure. This procedure will involve

notice of a public hearing that will afford an opportunity for publlc comment. The

" Commiunity Planning Organization will be provided notice and an opportunlty to
participate in the publ1c review process The requested amendment is consrstent with

"Goal 1. ' : :

Goal 2 - Land Use Planning

To establis a land use planning process and policy framework as a basis for all
decision and actions related to use of land and to assure an adequate factual ase for such
decisions.

Response:  1is proposed map amendment is consistent with Goal 2 by demonstrating
compliance with the state, regional, and local land use plan policies established by the
Department of Land Conservation and Development, Metro, and Washington County.
The subject site is located within an Urban Growth Boundary and is thus subject to the
policies-prescribed for urban lands. The findings in this narrative address applicable

~ policies set forth in the Statewide Land Use Planning Goals, Metro Regional Functional
Plan, Washington County Comprehensive Framework Plan, Washington County '
Transportation Plan, and Washington County Development Code.

Goal 9 - Economic Development

To provide adequate opportunities throughout the state for a variety of economic
activities vital to the health, welfare, and prosperity of Oregon's citizens.

Response: Goal 9 requires that comprehensive plans for urban areas contain policies
concerning the economic development opportunities in the community; and provide for at
least an adequate supply of sites of suitable sizes, types, locations, and service levels for a
variety of industri: and commercial uses consistent with plan policies. Goal 9 also
specifically requires jurisdictions to limit uses on or near sites zoned for specific
industrial and commercial uses to those which are compatible with proposed uses.

- 79648-0001/LEG.  23718885.2
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The Washington County Urban Comprehensive Framework Plan implements Goal 9 and
-includes policies concerning growth and development opportunities in the community.
This narrative includes an analysis of the suitability of the subject site to accommodate
uses for economic deve pment (commercial retail) in comparison to potenti: alternative
suitable sites. The proposed amendment is con51stent with Go: 9.

'Goal 10 — Housing
To provide for the housing needs of citizens of the state.

Response: The applicant is requesting an amendment from R-15to CBD. As addressed
" in more detail in response to Metro Title 1 and Policy 18, the CBD zone allows '
-residential development at a density hlgher than the ex1st1ng R- 15 SO housmg
“opportu ities are not diminished by the rezone.

Goal 11— Public Facilities énd Services

To plan and develop a timely, orderly and efficient arrangement of publlc
- fa01l1t1es and services to serve as a framework for urban and rural development.

‘Response: The subject site is located inside the Metro Urban Growth Boundary, within
unincorporated Washin gton County and is readily serviceable by public facilities.
Washington County Comprehensive Framework Plan Policy 14 divides services into
three categories: Critical, Essential, and Desirable. The applicant has receive 2
Statement of Service Availability from each affected service provider and has received
favorable responses from each. Service Provider Letters from the required public
facilities and service providers are included in Exhibits 7a through 7h. The applicant has
demonstrated that services are available and that adequate capacity exists to serve the
proposed project.” The request is consistent with Goal 11.

~ Goal 12 - Transportation

To provide and encourage a safe, convenient and economic tra  portation system.

Response: Per the requirements of Goal 12 and OAR 660-012, Group Mackenzie
prepare 2 Traffic Impact Analysis (TIA), dated April 4, 2012, that identifies potential -
impacts to affected transportation facilities, as required by OAR 660-C 2. Grc p
Mackenzie supplemented the TPR TIA on May 10, 2012, in response to questions by the
County and ODOT, including those raised in the County's April 27, 2012 Notice of
Incomplete Application and the May 9, 2012 ema correspon nce from Washington
County. '

The April 4th TPR TIA and May 10th revised operations analysis determined at the
zone change would have no significant affect on the transportation system. The
intersection of Farmington and 185th Avenue continues to perform at acceptable v/c
ratios, even under the extreme estimate of worst-case site generation that was included in
the TIA as a sensitivity analysis. Accordingly, no mitigation measures are required for

e proposed rezone.

79648-0001/LEGAL23718885.2
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Goal 13 - Energy Conservation
To conserve energy. -

Response:. The design of the transportation system in this.area provides direct, efficient
and convenient access. The site's frontage along Farmington Road is a transit corridor,

- and the applicant agrées to incorporate many transit-oriented design elements into the
development of the site. See discussion of Policy 40. For-example, the applicant's
conceptual site pla proposes a pedestrian plaza and room for future covered bus shelter
- along SW Farmington Road, which will conserve energy by encouraging the use of
transit. Exhibit 3b.

Goal 14 — Urbanization

~ ~ To provide for an orderiy and efficient transition from rural to urban land use, to
accommodate urba population and urban employment inside-urban growth boundaries,
to ensure efficient use of land and to provide for livable communltles

Response The entire subject property is located within an ex1st1ng Urban Growth
Boundary. Allreq -ed public facilities and services can be made available to the
property. The use of the site as proposed will contribute to an efficient arrangement of
~land uses within the UGB, and to the efficient use of urban services, consistent with the
directives of this Goal. The proposal does not affect the size or location of the UGB. In
accordance with the findings presented above, the request is consistent with Goal 14.

'

B. . Metro Urban Growth Management Functional Plan

Several titles of Metro's Urban Growth Management Functional Plan were
amended in Decen er 2010 (Ordinance No. 10-1244B). The December 2010
amendments have not yet been acknowledged by LCDC, and are therefore not yet
effective. This application addresses the relevant portions of the currently applicable
Metro titles.

Title 1 — Requirements for Housing and Emplovment Accommodation

3.07.110 Purpose and Intent

One goal of the Framework Plan is the efficient use of land. Title 1 intends to use land
within the UGB efficiently by increasing its capacity to accommodate housing and
employment. Title 1 directs each city and county in the region to consider actions to
increase its capacity and to take action if necessary. to accommodate its share of regional
growth as specified in this title.

(Ordinance No. 97-715B, Sec. 1. Amended by Ordinance 02-969B, Sec. 1.)

3.07.120 Housing and Employment Capacity

79648-0001/LEGAL23718885.2
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\

- A, ach city and county shall determine its capacity for housing and employment in

" order to ensure that it provides and continues to provide at least the capacity for

the city or county specified in Table 3.07-1, s1 plemented by capacity resulting -
om addition of territory to the UGB. ocal governments sha use data provided

by Metro unless the Metro Council or the Chief Operatmg Officer determmes that

data préferred by a city or county is more accurate.

B.. A city- or county shall determine its capacity for dwelling’ units by cumulating the
minimum number of dwelling units authorized in each zoning district in which
velling units are authorized. A city or county may use a higher number of
dwellings than the minimum density for a zoning district if development in the
five years prior to the determination has actually occurred at-the higher number.

Table- 3 07 1’
Zoned Capaclty for Housing and Employment Units — Year 1994 to 2017
Section 3. 07 120(A)(1)(b) :

City or County ‘| Dwelling Unit Capacity | Job Capacity

Washington County ’ 51,649 ' 55,921

(Ordinance No. 97-715B, Sec. 1. Ainended by Ordihance 02-969B, Sec.1.)

Response: Title 1 directs the County to maintain capacity for housing and j'obs at the
level specified in Table 3.07-1. The County's last Ti : 1 Compliance analysis estimated
that Washington County has capacity for 51,751 dwelling units and 53,862 jobs. See

- Exhibit 2. The County's estimated housing capacity exceeds the target in Table 3.07-1,
but falls short of the job capacity target. Because the proposed CBD zone allows both
housing at a higher density and commercial uses, compared to the R-15 zone that only
allows using, the proposed rezone will slightly improve the County's housing and job
capacity efforts.

Title 1 regulates only zoned "capacity,” which for housing, is the minimum number of
dwelling units that can be developed under a zoning designation. The approximately
2.24 acre site has a zoned capacity for approximately 27 units, when the R15 location
criteria that require buffers and design features are considered, the zoned capacity of the
site sho | be reduced. See Response to Policy 18. When calculating projected capacity,
‘Title 1-does not consider what is ultimately developed on the site. If it did, the proposed
rezoning would create a negligible effect on the county's overall minimum zone
resider al capacity. The loss of 27 units out of 51,649 is a reduction of 0.05% of the
County's housing capacity. If actual construction were consi re the loss woul e
even less because the site's size, configuration, and expected restrictions on access make
it infeasible to develop the site with the required residential housing while providing the
required buffers and design features.

_ The County's Title I Compliance Report and the newly adopted Title 1 amendments both
recognize that capacity targets and compliance are not an exact science. The County's

9.
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report explains that it "substantially” complies with capacity targets when it falls short of
a target by 6%. The new Title 1 includes an exception that allows the zoned capacity of a
“single lot to be reduced so long as the reduction has a "negligible effect” on the county's
overall minimum zoned residential capacity. The proposed rezone of a single lot and loss.
of approximately 27 units, if rélevant to a capacity analysis, has the negligible effect of
reducing the County's overall residential capacity by less than 1%, which means the
- County will continue to substantially comp]y with Title . Any potential loss in housing
capacity is offset by the expected minimum 34 construction jobs and 23 to 31 long term
jobs that will be created by, the development.

Title 2 — Regional Parking Policy
3.07.210°  Intent .

The State's Transportation Planning Rule ¢alls for reductions in vehicle miles traveled per
capita and restrictions on construction of new parking spaces as a means of responding to
‘transportation and land use impacts of growth. The Metro 2040 Growth Concept calls for
more compact development as a means to encourage more efficient use of land promote
non-auto trips and rotect air quality. In addition, the federally mandated air quality plan
adopted by the state relies on the 2040 Growth Concept fully achieving its transportation
objectives. Notably, the air quality plan relies upon reducing vehicle trips per capita and
related parking spaces through minimum and maximum parking ratios. This title
addresses these state and federal requirements and preserves the quality of life-of the
region. -

A compact urban form requires that each use of land is carefully considered and that
more efficient forms are favored over less efficient ones. Parking, especially that
provided in new developments, can result in a less efficient land usage and lower floor to
area ratios. Parking also has implications for transportation. In areas where transit is
provided or other non-auto modes (walking, biking) are convenient, less parking can be
provided and still allow accessibility and mobility for-all modes, including autos.
‘Reductions in auto trips when substituted by non-auto modes can reduce congestion and
1ncrease air quality.

\

(Ordinance No. 97-715B, Sec. 1.) 3. 07.220 Performance Standard

A. Cities and counties are hereby required to amend their comprehensive plans and
implementing regulations, if necessary, to meet or exceed the following minimum
standards:

1. Cities and counties shall require no more parking than the minimum as-
shown on Table 3.07-2, Regional Parking. Ratios, attached hereto; and

2. Cities and counties shall establish parking maximums at ratios no greater
than those listed in the Regional Parking Ratios Table and as illustrated in
the Parking Maximum Map. Theé designation of A and B zones on the
Parking Maximum Map should be reviewed after the completion of the
Regional Transportation Plan and every three years thereafter. 1f 20-

-10-
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minute peak hour transit service has become available to an area within a
one-quarter-mile walking distance for bus transit or one-half m : walking
distance for light rail transit, that area sh: be added to Zone A. If 20-
minute peak hour transit service is no longer ava ible to an area within a
one-quarter mile walking distance for bus transit or one-half mile walking
distance for light rail transit, that area shall be removed from Zone A.
Cities and counties should designate Zone A parking ratios in areas with
good pedestrian access to commercial or employment areas (within 1/3
mile walk) from adjacent residenti: areas.. :

/

(Oldmance No. 97- 715B Sec. 1.)

Response: Title 2 is implemented by the Community Development Code. Specifically,
Zone A, Frequent Transit Areas, and Section 413-15 (maximum off-street parking
_requirements) of the Community Development Code address Title 2 requirements, and
will apply to the development of the 51te Therefore, the requested amendment is
consistent w1th Title 2. :

Title 6 — General City, Region&Cepters, Town Centers and Station Communities

- 3.07.610 _ Purpose and Intent

t

The success of the 2040 Growth Concept depends upon the maintenance and
enhancement of the Central City, Regional and Town Centers and Station Communities
- as the principal centers of urbari life in the region. Title 6 intends to enhance Centers by .
~ encouraging development in these Centers that will improve the critical roles they play in
" the region and by discouraging development outside Centers that will detract from those
toles. As used in this title, the term "Centers" includes the Central City, Regional and
Town Centers and Station Communities. '

(Ordinance No. 97-715B, Sec. 1. Amended by Ordmance No. 98-721A, Sec 1;
Ordinance No. 02-969B, Sec. 7.)

Response: The requested amendment will not impact the County or Region's ability to
maintain and enhance the Central City (Portland), nor will it detract from the region's
ability to develop identified Regional Centers. The scale of the requéste a endment is
highly unlikely to have any impact, positive or negative, on the region's ability to provide
for the development of Centers. The requested amendment is consistent with this Title.

Title 7 — Housing Choice
3.07.710 Intent

The Regional Framework Plan calls for establishment of voluntary affordable
housing production goals to be adopted by local governments and assistance from local
governments on reports on progress towards increasing the supply of affordable housing.
Tt is the intent of Title 7 to implement these policies of the Regional Framework Plan.

A
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(Ordinance Io 97-715B, Sec. 1. Amended by Ordinance No. 00- 882C Sec. 2;
Ordmance No. 06- 1129B Sec 2)

Response: Title 7 does not include any mandatory approval criteria that apply to this
ap] cation. Instead, Title 7 recommends that local governments establish voluntary
affordable housing roduction goals. Because the policy statements in Title 7 do not
contain mandatory approval criteria, it is not applicable to the application.

Title 8 — Compliance Procedures
3.07.810 Complia e With the Functional Plan

A The purposes of this chapter are to establish a process for ensuring city or county

~ compliance with requirements of the Urban Growth Management Functional Plan and for
evaluating and informing the region about the effectiveness of those requirements. Where
the terms "comipliance” and "comply" appear in this title, the terms shall have the
meaning given to. "Substantial compliance" in section ‘3.07.1010.

(Ordlnance No. 97 715B, Sec. 1. Amended by Ordinance No. 98- 73OC Sec 4,
- Readopted and amended by Ordinance No. 00-839, Sec. 1. Amended by Ordinance- No.
00-882C, Sec. 2; Ordinance No. 01-925E, Sec 1; Ordinance No. 02-972A, Sec. l;
Ordinance No. 05-1077C, Sec. 6; and Ordinance No. 10-1244B, Sec. 7).,

"Response:  Title 8 is directed at the County's general obligations to bring its
comprehensive plan and land use regulations into compliance with Metro's Urban Growth
Management Functional Plan. Title 8 does not require that this application demonstrate
that the entirety of the County s comprehensive plan and zoning code is in compliance
with Metro's Functional Plan. Instead, only the proposed amendment to the County's

* plan designation is required to comply with the applicable sections of the Functional

Plan, and compliance is demonstrated by the application narrative.

Title 12 — Protection of Residential Neighborhoods
3.07.1210 Purpose and Intent

Existing neighborhoods are essential to the success of the 2040 Growth Concept. The
intent of Title 12 of the Urban Growth Management Functional Plan is to protect the
region’s residential neighborhoods. The purpose of Title 12 is to help implement the
policy of the Regional Framework Plan to protect existing residential neighborhoods
from air and water pollution, noise and crime and to provide adequate levels of public
services. .

(Ordinance No. 02-969B, Sec. 3.)
k ok ok
3.07'. 1230 Access to Commercial Services

-12-
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A. In order to reduce air pollution and traffic congestion, and to make commercial retail

- services more accessible to residents of Inner and Outer Neighborhoods, a city or county

may designate in its comprehensive plan and land use regulations one or more ‘

' Neighborhood Centers within or in close proximity to Inner and Outer Neighborhoods to
serve as a convenient location of commercial services. ' :

B.Toe urethat commerc1al development serves the needs of the residents of Inner and
Outer Neighborhoods but does not generate excessive traffic, noise or air pollt on, a city
or county that designates a Neighborhood Center sh: adopt limitations on the sci :of
commercial services in Nelghborhood Centers. In a Nei ghborhood Center, a city or
county shall not approve:.

A commercial retail use with more than 20, 000 square feet of gross leasable
area in a smgle building; or

2. Office commerc1a1 uses with more than 10,000 square feet of gross leasable
area ina smgle building or on a smgle lot or parcel

'(Ordinance No. 02-969B, Sec. 3.)

Response: “Title 12 is directed at the County's 'discretionary autho'rify to designate
Neighborhood Centers; it does not require the designation of Neighborhood Centers or

- limit commercial zoning to a Neighborhood Center.1 The designation of Centers requires

compliance with Metro Title 6. The proposed rezone does not designate a Neighborhood
Center. Accordingly, neither Title 12 nor Title 6 are applicable to the proposal.

C. Washington County Comprehensive Framework Plan Policies

Policy 1 — The Planning Proeess

It is the policy of Washington County to establish an ongoing Planning Program
which is a responsive legal framework for comprehensive planning and community
development and accommodates changes and growth in the physical, economic and
social environment, in response to the needs of the County's citizens.

is the policy of Washington County to provide the opportunity for a landowner
or his/her agent to initiate quasi-judicial amendments to the Comprehensive Plan on a
semi-annual basis. In addition, the Board of Commissioners, the Planning Director or the
Planning Commission may initiate the consideration of quasi-judicial map amendments at

! "Neighborhood Center" is not defined in Metro's Functional Plan and is not a designation on Metro's 2040
Growth Concept Map (Aloha in the vicinity of 185th and Tualatin Valley Highway is designated as a
"Town Center"). The County's Comprehensive Plan and Code do not define a "Neighborhood Center,” and
it is unclear if the County's "Neighborhood Commercial” zone is intended to implement Metro's undefined
concept of a "Neighborhood Center.

79648-0001/LEGAL23718885.2
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any time deemed  cessary and a landowner or his/her agent may initiate a quasi-judicial .
map amendment a New Urban Area at any time during the year.

Response: The policy statements quoted above do not contain mandatory approval -
criteria. Regarding the policy statement, this application narrative contains applicant's
request for quasi-judicial amendments to the county's comprehensive plan. Implementmg
strategy 1(f) is addressed below :

Policy 1 — Implementing Strategy 1(f)

f. Approve a 1asi-judicial plan amendment for properties outside of New Urban
Areas to the Primary Districts on the Community Plan Maps and/or the Future -
- Development Areas Map, including the implementing tax maps, only if the Review
Authority determines that the proponent has demonstrated that the proposed designation
~ conforms to the locational criteria of the Comprehensive Framework Plan, and when
applicable, the prc sions of Policies 40-and 41; the Community Plan Overview and sub-
area description and design elements; complles with the applicable policies, strategies
and systemns maps of the Transportation Plan; complies with the applicable regional
functional planning requirements established by Metro; and demonstrates that the
potential service impacts of the designation will not impact the built or planned service
delivery system in the community. This is a generalized analysis that in no way precludes
full application of e Growth Management Policies to development permits as provided
in the Code. ' .

In addition, the pr. onent shall demonstrate one of the following:

N

, 3. A lack of appropriately designated suitable alternative sites within the vicinity
fora roposed use. Factors in determining the suitability of the alternative sites are
limited to one of the following: '

a) Size: su1tab111ty of the size of the alternative sites to accommodate the
“proposed use; or

b) ] cation: suitability of the location of the alternative sites to permit the
roposed use.

Response: Policy reiterates many of the approval criteria that are-independently

applicable to the p  »osal, and addressed elsewhere in this application, such as

compliance with F icies 40 and 41 and the County s Transportation Plan. Those
responses are not repeated here, but are incorporated by reference.

The approval criteria that are unique in Policy 1 are found in Policy 1(f)(2), which
requires an analysis of alternative sites within the vicinity of the site to determine if the

. | _14-
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alternative sites are suitable for the proposed use, based upon size or location
characteristics. Commercial Realty Advisors Northwest LLC (CRA) has provided a

~market analysis, which is attached as Exhibit 4, that provides evidentiary support for their
expert opinion that there is a lack of CBD zoned alternative sites in the v1c1n1ty of the
project site-that are suitable for the proposed use. :

Consistent with the approval criteria, CRA :fined the proposed use as an approximately

15,000 st Walgreens and second approximately 3,000 sf building pad, both with drive-

thrus, and the vicinity as 2 m s from the site. CRA then elaborated on size and location .

characteristics that are required in order for a site to be suitable for the proposed use,and

applie hose requirements to each of the 175 CBD-zoned tax lots in the vicinity. CRA

- concluded that notwithstanding the number of tax lots with the appropriate zoning, no
alternative sites are suitable for the proposed use for the followmg three primary reasons:

1)  The alternative parcels are within the 1.5 mile trade area of the existing
Walgreens at 199975 SW Tualatin Valley Highway;

2) The alternative parcels are already developed with commercial uses
(mcludmg a center that includes a competmg drug store that has the exclusive r1ght to
occupy the center) and/or : :

_ 3) ' The alternative parcels are not at the intersection of busy enough
roadways. ' '

" CRA's analysis concluded by recommending that the highest and best use of the site was
a CBD zoning designation, and explained that the market area and populat1on dens1ty
could support viable commercial uses on the site.

Policy 2 — Citizen Invoilvement

It is the policy of Washington County to encourage citizen participation in all
phases of the planning process and to provide opportunities for continuing involvement
and effective communication between citizens and their County government.

- Implementing Strategies:

4. Providing opportunities for citizen involvement during the
formulation, revision and amendment of the Comprehensive Plan and  its
constituent parts, including the Comprehensive Framework Plan, Con  nity
Plans, Community Development Co :, capital improvement plans, an  nctional
plans (e.g., transportation, parks and recreation). o

Respo e: There iested amendment is a quasi-judicial plan amendment and must be
reviewed through Washington County's Type III procedure. This procedure will involve
notice of a public hearing that will afford an opportunity for public comment. The
Community Planning QOrganization will be provided notice and an opportunity to

-15-
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participate in the public review process. The applicant has gone beyond the required
citizen outreach by making a presentation to the Aloha Business Association, meeting
with the chair of CPO 6, Eric Squires, meeting with the Westside Economic Alliance and
outreach to the neighboring church, Westside Commumty Church. The requested -
amendment is cons1stent with Policy 2.

Policv 14 — Managing Growth

It is the policy of Washington County to manage growth on unincorporated lands
within the UGB such that public facilities and services are available to support orderly
‘urban development. This policy applies to urban unincorporated lands ‘except in New
Urban Areas which are subject to Policy. 44 »

Implementmg Strategles

The Connty will:

e. Apr the growth management standards to all new. development actions
~as provided in the Communlty Development Code:

Response: The entire proposed project is located within the existing Urban Growth
Boundary, and is not in a New Urban Area. Exhibits 7a through 7h include all of the
service provider letters, which is evidence that sufficient public facilities and services are
available. The proposal does not affect or seek to alter the size or location of the UGB.
Accordingly, the proposal is consistent with Policy 14.

Policy 18 — Plan Designations and Locational Criteria for Development

It is the policy of Washington County to prepare community plans and .
~development regulations in accordance with land use categories and locational criteria
contained in the:-Comprehensive Framework Plan.

Implementi : Strategies

The County will:

a. Utilize the land use class1ﬁcat1ons for the community planning program
characterized in this section as plan designations. In determining the appropriate land use
designations for community land, the location criteria should be utilized. Through the
preparation of Con 1unity Plans the application of the plan designations may deviate -
from the general characterizations of those designations. Such deviations shall be
characterized in the Community Plans.

-16-
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Response: The locat10n criteria of each zoning designation pr0v1de general guldance SO
it is possible that more than one designation may be suitable for a partlcular site. For

example, each of the districts includes non-mandatory terms such as "generally" and

"shoul " Therefore, the County has considerable discretion in determining the

appropriate designation for a site. The location criteria for the existing R15 zone,

proposed ¢ D zone, Neighborhood Commercial (NC) and Transit Oriented — Retail
~.Commercial District (TO-RC) are detailed below; all other designations are obv1ously not
applicable to the site.

As detailed below, the appropriate land use designation for the site is CF . However,
glven the site's location on a transit line, it is approprlate to 1ncorporate some transit
oriented features into the development of the site. Therefore, the applicant offers to have
the zone change conditioned upon having the development of the site subject to identified
TOD approval criteria. This "hybrid" zoning designation of CBD with TOD ¢ :ments is
-discussed in more detail in response to Policy 40, and the applicable TOD criteria are
attached as Exhibit 8. The conditions will requlre that the development of the site
tesemble the conceptual site plan, so that it may inc 1de pedestrian features such as a-
‘pedestrian plaza along Farmington Road that would be suitable for a future relocated bus
stop, extra wi : sidewalks and features along streets and pedestrian connections that
enrich the pedestrian environment. The proposal to conditionally zone the site CBD
strikes an appropriate balance between encouraging multi-modal transportation and
serving the immediate needs of the commumty by providing convement and needed
commercial services. ‘

RI5.

* K ok

Location Criteria: Residences in this class should be located on or near
Neighborhood Routes and Arterials both to allow ready access to transit and discourage
the use of local streets for through traffic. If residences are located at or near Collector-
Arterial intersections, construction and design features to buffer the impact of noise and

‘air pollution must be provided. This class of uses should not be located at the intersection
of two Arterials unless pamcular care 1s taken to mmlmlze potential environmental
in  acts.

If appropriate design features can protect the area from potentlal adverse impacts,
adjacent land uses ay include detached and attached residences, retail commercial, office
commercial and industrial uses, and mobile home parks and mobile home subdivisions.

Response: The site is currently designated R15, which is a medium density residential
zone that allows attached and detached residential uses, and appropriate accessory uses.
The location criteria for the R15 zone indicate that residential uses should not be located
at the intersection of two arterials unless "particular case is taken to minimize the

pc ntial environmental impacts." The subject site is located at the intersection of SW
Farmington Road and SW 185th Avenue, which are both arterials. Design features that
protect residential uses from potential adverse impacts from adjacent non-residential uses

{ -17-
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are also encouraged. The site's southern boundary is adjacent to detached residential
uses. All of the other adjacent uses are commercial or institutional, which would warrant
special design fea s, including, but not limited to, additional setbacks and buffering.
The site's size, co1  juration, and expected restrictions on access make it infeasible to
develop the site w  the required residential housing while providing the required buffers
and design features. Therefore, the R15 de51gnat10n is not approprlate for the site.

Neighborh d Comparni~! (NC)

Location Criteria: The precise location of these uses should be jointly determined
by market factors and the community planning process. Generally, they sho1 1 be located”
at Collector and o1 -terial intersections and at intervals a mile apart These uses may be - -
grouped on sites of up to 10 acres. :

Response' All qu rants of the SW Farmmgton Road and SW 185th intersection, except
for the site, are zoned NC, and the total NC-zoned land area is over 10 acres. The subject -
site is ineligible for NC zoning because the NC zone location criteria do not allow for

commercial nodes in excess of 10 acres. Even if the NC zone was available for the site,-it'\
is not an appropri:  zone for the proposed use, which includes an approximately 15,000
sf drug store, becz = the zone restricts drug stores to no more than 10,000 sf. CDC 311-
3.14. The NC designation is not appropriate for the site '

Community Business (CBD)

-

Location Criteria: The exact location of CBD sites should be jointly determined-
by market factors : | the community planning process with consideration of existing
- land use patterns. Generally, a Community Business District location should ¢ at an
Arterial intersectic and on a transit route. The distance between a Community Business
District and any ot r commercial center shot 1be between 2 and 5 miles depending on
market area and pc 1lation density. - :

Response: The Aloha area of Washington County has a severe deficit of commercially
zones land (only 2  of the land base). ‘A contributing factor to the lack of commercially
zoned land is the street pattern provides few intersections of arterial streets, including a
street with a transit route, such as the site. Because the site is one of the few locations in
Aloha to be located on the intersection of two arterials and on a transit route, it shot { be
zoned CBD.

While the location criteria suggests that a CBD zoned site should be between 2 and 5
miles from a comn -cial center, that is not a mandatory approval criterion and the market
area and population density support commercial uses in closer proximity. Therefore, the
proximity of the C  )-zoned Farmington Mall to the site (approximately 0.25 miles) does
not detract from the site's suitability for the CBD designation because the market area and

-18-
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popt tion density support considerably more commercial development than is provided
in Aloha. The site provides an opportunity for viable commercial development. CRA's
market analysis, which is attache as Exhibit 4 explains the several reasons the site is
well suited for the CBD designation.

Because the site is located on a transit line, it is appropriate to incorporate some transit
oriented features into the development of the site. Therefore, the applicant offers to have
the zone change conditioned upon having the developmént of the site subject to lentified
TOD aj roval criteria. This "hybrid" zoning designation of CBD with TOD elements is
discussed in more detail in response to Pollcy 40, and the applicable TOD criteria are
attached as Exhlblt 8. ' :

Transit Oriented Districts

" The land use districts described below are intended for application in station -
‘communities and town centers, and along main streets and corridors, as define by the
Metro 2040 Growth Concept The land use and design provisions of these districts sha
direct and encourage development that is transit oriented. Transit oriented development
genera  has the following characterlstlcs o

e designed to encourage people to walk;

s contains a-mix of land uses;—~ - - - - - - . - T
‘e “density consistent with the type of transit service provided to the area; '

e interconnected to the street system;

e includes narrowed neighborhood streéts; and

o desi gned to accommodate transit stops and access. -

- . Each of the followmg transit oriented district addresses these characteristics
through its land use and design provisions:

Transit Oriented - Retail Commercial Distfict ( TO—RC)

~ The TO-RC District is primarily intended to provide the goods and services
needed by people living and working in or near LRT station communities, regional and
town centers, main streets and corridors. Uses in the district must be pedestri: oriented
in design and function. Auto-oriented uses, such as motor vehicle service stations, may be
. owed if appropriately designed, and in compliance with minimum FAR standards.
Retail uses that market primarily to an area larger than a station community may also be
¢ owed if Hcated at least one-quarter mile from an LRT station or in a town center, or
¢ ng a main street or corridor. Hotels, apartments. and town houses are also allowed on
the upper ors of a building with first floor reta commercial uses. In a station
community, the minimum FAR in the TO-RC District is 0.5 within one-quarter mile of an
I T station, 0.35 between one-quarter mile and one-h: "mile from an LRT station, and
0.25 beyond one-half mile from an LRT station. '

Response: Policy 18 directs the County to determine the appropriate land use
designatio based upon the location criteria listed in Policy 18. The Transit Oriented

-19-

8-0001/LEGAL23718885.2



Exhibit C
12-222-PA
210f223

Districts ("TOD!) do not include a section on location criteria like other designations in
the County. The only reference to locational considerations for designation is TOD

~ designations are intended to be implemented along Metro 2040 Growth Concept station
communities, town centers, main streets and corridors. A TOD-designation is not

ar opriate for the site because neither Farmington Road nor SW 185th Avenue, in the
vicinity of the site, are designated as a corridor (or any of the other listed designations) on
Metro's 2040 Growth Concept Map. See
http://*hrary.oregonmetro.gov/files//cor~=ot_01 141 l.pdf. Attached as Exhibit 5.

Notwithstanding the lack of a Metro 2040 Growth Concept designation in the vicinity of
the site, as contemplated by Policy 18, Policy 40 of the County's Comprehensive
- Framework Plan for Urban Areas designated Farmington Road adjacent to the site as a
- Transit Corridor. The County's more aspirational designation of one of the site's
frontages (SW Farmington Road) as a corridor for bus service does not justify a TOD
designation for the site. The TOD designations apply to a hierarchy of transit proximate
sites, with LRT stations and regional centers being the pinnacle, and corridors being the
lowest rung. The County has implemented the TOD designations by locating them
almost exclusivel roximate to light rail. No sites south of TV Highway carry the TOD
de mation,andt nearest TOD-RC parcel to the site is near the Merlo Road/158th light
rail station and Nike's World Headquarters.

- Policy 18's description of TOD focuses primarily on the characteristics and design
aspects of development that encourage transit use, rather than articulating the kinds of
uses that are appr« riate. The code follows suit -- the Transit Oriented Design Principles,
Standards and Guidelines section of the code (CDC 431) is 37 pages long, and the TOD
use regulations (CDC 375) are another 12 pages long. This level of regulation is not
appropriate for a single, isolated 2.24 acre site that is in an area of the community that is
lacks sidewalks and is approximately 2.8 miles from a light rail station and the nearest
TOD designated parcel. Washington County's Aloha-Reedville Study and Livability
Community Plan website describes the area as having some transit amenities (particularly
lij trail, which is 1 the far northern part of the area), but:

Despite strategic advantages, the area has begun to show signs of
physical and economic decline. Recent analysis indicate that the
community suffers from gaps in existing services and amenities,
and needs the jobs and opportunities revitalization and
development will bring. More information is needed to discover
why existing plans have not realized the area's full potential. The
col nunity needs a'plan with a shared and supported vision, goals,
and strategies to help it become healthy, vibrant, and sustainable.

http://www.co.wa ington.or.us/alohareedville

The Aloha community needs services and jobs, and the CRA market analysis
demonstrates that the site is appropriate for the proposed use and CBD designation.
However, in ordet ) be commercially viable, the physical development of the project
must be responsive to the market demands. In this case, the proposed use musi ave

20-
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drive-  1's in order to be competitive and successful. The entirety of the TOD

regule  1s is not feasible for what the market will support at this location at this time.
Fore>  ple, drive-thrus are not allowed in the TOD-RC zone. However, the applicant
desire 1 be a catalyst for the Aloha community, and voluntarily offers to incorporate
many D elements in the development of the site. The response to Policy 40 elaborates
upon - TOD design feature that can be accommodated on the site, along with drive-
thrus  the two buildings. The applicant suggests imposing the TOD design features
listed on Exhibit 8 as conditions of approval on the CBD designation of the site.

Policy ) — Urban Area Economy

Itistt  olicy of Washlnoton Countyto encourage and partlc1pate in act1v1t1es wh1ch
streng 1 the local economy through '

(1) Ret tion and expan_sion of existing businesses an  industry; '
(2) Provision of diverse employment opportunities;
(3) Education and training of the local labor ferce; and

(4) Continued diversification of the County's economic base.

Implementing Strategies
The Co 1ty will:

a. - Clarify and streamline the development review process in the Commumty
Development Code. Development standards will take into account the availability of
technol which can mitigate possible negative impacts of business and industrial uses,
~ impact ch can affect the location and conduct of those uses.

b. Help create a healthy climate for economic development by designating an
adequate amount of serviced commercial and industrial land to ensure choice in the
regional market place. The supply will be subject to periodic review to ensure that the
econon is not harmed due to the fact that there is not enough land or that the size and
Jocation of remaining land does not meet market needs..

c. ke advantage of Federal and State programs, which may become available for
constru  on of public facilities and services or for other assistance needed to support

economic development in the County.-

Specific Counfy actions will include continued participation in the Federal
- Commy ity Development Block Grant program.

Summary Findings and Conclusions

| 21-
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= County's economic future is optimistic because of the availability of a good supply
of land and labor although service development and maintenance cost data may be -
inhibiting factors. Washington County may need to undertake public sector activities to
attract business and industrial development. The County can assist in economic
development by assuring an adequate supply of serviced industrial and commereial land.
In addition, the county-can help by making sure that land avallable for bus1ness and
‘industrid] development is properly located and accounted for in facilities planning and
that the development review process is clear con51stent and does not cause undue delay
before decisions are made '

Response Pollcy 20 does riot contain mandatory approval criteria. The pollcy S1mply ,
describes the County's asp1rat10nal goal of encouraging and participating in activities that
will strengthen the local economy. While Policy 20 does not.include criteria that apply to
this qua51-]ud101al plan amendment application, approvmg the proposal is conS1stent with
Pohcy 20 and its implementing strategles :

As relevant to the proposal, Policy 20 and its strategies strive to stimulate the economy -

by designating "an adequate amount of serviced commercial...land to ensure choice in

the regional mark place," an effort that will provide "diverse employment

opportunities" and "continued diversification of the County's economic base." The Aloha
“area of Washington County désperately needs diversification of zoning, services and

employment opportunities. Aloha is predominately residential, with only 2% of the land
.-area being developed commermal]y, and the largest available commercial 51te is only 4
acres.

This severe imbalance of land designations and the related need for stimulating the local

" economy can be addressed, in part, by the proposed map amendment. The rezoning and
subsequent development will provide a much-needed economic boost. The proposed use
is expected to create a minimum of 34 construction jobs and 23 to 31 long term jobs. The
assessed value of the property will increase to approximately $7.5m, which will add a
minimum of $80,000 in annual tax revenue, up from $0 because of the current property
owner's tax exempt status.

The Aloha community needs commercially zoned land, services and jobs." The CRA
market analysis demonstrates that the site is appropriately located for the proposed use
and CBD designation. The site is serv1ced Approving the proposed map amendment is
- consistent with Policy 20.

Policy 21 — Housing‘ Affordability

It is the policy of Washington County to encourage the housing industry to
provide an adequate supply of affordable housing for all households in the
- unincorporated urban County area.

Implementing Strategies

The County will:

20.
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a. Provide for an average overall density for new housing constructed in the
urban unincorporated area of at least 8 units per net buildable acre, and at least 10 units
per net buildable acre in New Urban Areas.

f. Encourage compatible development in partially developed residential areas to
make optimal use of existing urban service facility capacmes and maximize use of the
supply of residential land.

Response: As explained in response to Policy 18, the site is not appropriate for

" residential development because it is at the intersection of two arterial streets and is
surrounded on three sides by commercial and institutional uses: The land cost, required
buffering, landscaping and design features, coupled with the required density, site size,
configuration and expected access limitations means that if the site could be developed
- with a viable residential use, the cost of the project would result in market rate housing,
unless significant subsidies were available. Quite simply, developing the site with
affordable housing would not encourage compatible development, and is inconsistent
with Policy 21.- Therefore, the County's ability to satisfy  : aspirations of encouragmg
_ affordable housing is not compromlsed by rezoning this site CBD.

: Pohcy.ll — Housmg Choice and Avallablllgy_

It is the policy of Washmgton County to encourage the housing industry to make
a variety of housing types available, in sufficient quantities, to the housing consumer.

Response: Policy 22 does not contain mandatory approval criteria. The policy simply
describes the County's aspirational goal of encouraging a variety of housing types. As
explained throughout this application, the site is not suitable for residential use, so
redesignating the site for commercial purposes will not undermine the County s ability to
encourage a variety of housmg types Policy 22 is satisfied.

Policy 23 — Housing Condition

[t is the policy of Washington County to encourage the maintenance and
rehabilitation of the existing housing stock in unincorporated areas.

Response: The site is currently vacant, so Policy 23's aspirations related to maintaining
existing housing stock is not applicable.

Policy 30 — Schools \

Itis e policy of Washington County to coordinate with school distri  and other
- educational institutions in planning future school facilities to ensure proper location and
safe access for students.

Implementing Strategies

/
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The County will:

[

a. Include as an element of the Resource Document of the Compr  ensive

" Plan, the School Facility Plans adopted by high growth school districts pursuant to ORS
195.110. The County will also provide notice to the affected high growth school district
when considering a plan or land use regulation amendment that affects school capacity.

Response: The proposed amendment is not expected to affect school capacny because,

although the CBD zone allows residential use, as described throughout this application,
residential development is infeasible on the site. Instead, the site's characteristics =~
facilitate commercial development, which does not create demand on school districts.
The site is located in the Beaverton #48 School District, which providéd a service
provider letter that confirmed that the service level is adequate to. serve the proposed
project. Exhibit 7f. The requested amendment to convert the site from a residential
designation to a commercial d651gnat10n w1ll actually improve school capa01ty and is
consistent with Pol1cy 30. :

Policv 31— Fire and Police Protection = | R :

It is the policy of Washington County.to work closely with appropriate service .
providers to assure that all areas of the County continue to be served withana quate
level of fire and police protection. :

Implementin;é Strategies -

The County will:
a. Require in the Community Development Code that:
1. New developments are designed to permit access and maneuvermg

by fire, police and other emergency vehicles;

2. Water service is avallable to new developments at sufficient
pressures for both domestic consumption and fire protection purposes; and .

3. The appropriate fire district and the County Department of Public
Safety have the opportunity to review and comment on all development proposals
subject to1 :growth management standards.

Response: The applicant is requesting approval of a comprehensive | n amendment.
Subsequent development will be required to receive development review approval, at
which time the apy cant will be required to demonstrate compliance with provisions 1
and 2 set forth above. The applicant has attached service availability statements from the
Washington County Sheriff's Department and the Tualatin Valley Fire & Rescue within
Exhibits 7g and 7c demonstrating that both agencies had the opportunity to review and
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con ient on this proposal. The requested amendment is consistent with the intent and
purpose of Policy 31.

Policy 32 — Transportation

[t is the policy of Washington County to regulate the existing transportation
system and to provide for the future transportation needs of the County through the
development of a Transportation Plan as an Element of the Comprehensive Plan.

nplementing Strategies

The County will:

4

g. Amendments to the Commumty Plans shall be consistent with the
applicable pollcles and strategies of the Transportatlon Plan. '

Response: The applicant understands that it is the policy of Washmgton County to
regulate the existing transportation system and to provide for future transportation needs
.of the County through the development of a Transportation Plan as an element of the
Comprehensive Plan. Group Mackenzie prepared a Traffic Impact Analysis (TIA), dated
April 4, 2012, that identifies potential impacts to affected transportation facilities, as
required by OAR 660-012 and Policy 32. Group Mackenzie supplemented the TPR TIA
. on May 10, 2012, in response to questions by the County and ODOT, including those
raised in the County's April 27, 2012 Notice of Incomplete Application and the May 9,
2012 email correspondence from Washington County.

The original TPR TIA and May 10th revised operations analysis determined that the zone
change would have no significant affect on the transportation system. The intersection of
Farmington and 185th Avenue continues to perform at acceptable v/c ratios, even under
the extreme estimate of worst-case site generation that was included in the TIA as a
sensitivity analysis. Accordingly, no mitigation measures are require for the proposed
rezone. :

Policy 36 — Commercial Conservation

It is the policy of Washington County to encourage energy-saving building
practices in existing and future commercial structures.

Implementing Strategies

The County will:

a. Encourage cluster development of mixe uses, with a variety of
commercial, office, residential uses, to promote energy conservation an o allow more.
efficient centralized energy systems.

25
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b. - Discourage strip-commercial development and other scattered office-
commercial :velopment. o

Response: Policy 36 does not include mandatory approval criteria; it is an aspirational -
policy statement. © )netheless, the proposed CBD designation coupled with the transit-
oriented development design elements and proximity to transit are factors that will
encourage energy-efficient development and d1scourage a single building, multi-tenant,
str1p commercial development

POllCY 39 Land Use Conservatlon

It is the pol1cy of Washlngton County to develop land use strategies which take .
advantage of density and-location to reduce the need to travel, increase access to transit,
increase the use of alternate modes of transportation, including transit, and permit
building configurations which increase the efficiency of heating and cooling residences.

‘ Implementing Strategies
~ The County will:

a. Limit low- dens1ty sprawl development and create a multi-centered land
use pattern in the preparation of Community Plans to decrease travel needs.

b. Encourage infilling of passed-over vacant land and revitalization of older
areas, especially where a major transportation corridor is close by.

Response: Rezoning the site to CBD will serve as a catalyst for redevelopment of the -
southeast quadrant of a major intersection in the Aloha Réedville area. If the existing
R15 zoning is retained, the church-owned property will continue to stay vacant because
developing the site with residential uses is infeasible. The applicant is willing to accept
as conditions of approval that particular transit-oriented design elements apply to the
CBD zone site (see response to Policy 40), which will require that the development of the
site include transit-supported elements while also serving uses that are convenient to
automobiles (i.e., « ve-thru). The proposed zoning and conditions represent an
appropriate solution for the market demands on the site in @ manner that is consistent
with the community's long-range vision for revitalizing the area.

Policy 40 — Regional Planning Implementation

It is the policy of Washington County.to help formulate and locally im] :ment
Metro’s regional growth management requirements in a manner that best serves existing
and future residents and businesses.

Response: The narrative addresses applicable policies set forth in the Metro Regional
Functional Plan. Additionally, this narrative addresses Washington County's local
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implementation strategies to demonstrate compliance with regional planning
implementation. '

Implementing Strategies

The County will:

€. ‘ Require applicants proposing plan map amendments to  monstrate that
their proposal is consistent with the applicable 2040 Grow Concept Design  ype. -

f. - Plan amendment approvals may be conditioned by the Review Authority
in a manner that will promote excellence of urban design. Good design invc res both
building and site design and the ¢ tionship to neighboring uses in order to: ensure a
sense of place and personal safety; create a development pattern conducive to face to face
community interaction; and, encourage multi-modal means of transportation.

Design Type Characteristics

Transit Corridors: Transit Corridors generally include areas along transit routes
that have or will have fre 1ent service. Transit Corridor development will include a mix
of complementary land uses, including rowhouses, duplexes, apartments, office or retail
buildings, institutional uses and mixed commercial and residential uses. Commercial and’
offices uses will be allowed at specific points along the Transit Corridors and not in a
linear matter that promotes strip commercial development and traffic congestion.
Collectively, these land uses will generate increased pedestrian and transit ridership.
Therefore, these areas will feature a high-quality pedestrian environment with wider
sidewalks and pedestrian amenities. Transit Corridors will evolve into environments that
provide for walking, cycling and transit. Mixed-use development will enhance the vitality
of businesses since they can provide services for employees during the day and goods and
services to area residents during the evening. '

Response: As noted in response to Policy 18, neither Farmington Road nor SW 185th
Avenue, in the vicinity of the site, are designated as a corridor (or any of the other listed
designations) on Metro's 2040 Growth Concept Map. See
http://library.oregonmetro.gov/files//concept_011411.pdf Exhibit 5. However, a County
map implementing Policy 40 designates Farmington Road adjacent to the site as a Transit
Corridor. It is not clear if the County's more aspirational designation of one of the site's
frontages (SW Farmington Road) as a corridor for bus service triggers the transit corridor
design type characteristics in Policy 40. The basis for the County's transit corridor
designation is unclear. Currently, two Tri-Met bus line runs along SW Farmi :ton Road
in the vicinity of the site (line 52 and 88), and neither line is a frequent service route.
http://trimet.org/schedules/frequentservice.htm. Only bus line 88 has a stop at the site.
According to Tri-Met's website, due to budget concemns, Tri-Met is reducing the number
for fre ent service routes, not increasing them, so it does not appear that eithc line is
planne to be a frequent Service line.

Regardless of the ambiguity of if the site is a transit corridor, and the basis for that
County designation, the applicant desires to be a catalyst for the Aloha community.
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- Therefore, the ap] cant voluntarily offers to incorporate many TOD design elements in
the deve Hpment of the site, which will promote excellence in design and encourage
multi-modal transportation. The applicant's conceptual site plan is attached as Exhibit

' 3b. The development is not linear or a "strip" commercial development. Instead, the

-applicant has strived to incorporate as many high-quality pedestrian environment features -
as possible. The pedestrian amenities are balanced with the drive-thrus for each building,
which are necessary for a vital commercial use in the market area. Examples of the '
features that contribute to a multi-modal env1ronment on the srte include:

o a pedestrran plaza along F armmOTon Road that would be surtable for a future
re]ocated bus stop, ,

“e orienting the Walgreen‘s’ ’eritry towards the corner and plaza in a manner that
integrates the pedestrian plaza and sidewalks for better pedestrian connectivity;

e pedestrian oriented features, such as colonnades at the corner of SW F armington
' and SW 185th that create an urban feel and add pedestrian interest, while
mamtammg 51ght lmes :

o cw landsC‘ape strips and extra wide sidewalks along both frontages that will
- increase pedestrian-circulation and accessibility on and around the site;

e on sitebollards, site lighting and pedestrian paths that tie the site into the newly -
created pedestrian connections; and S

3 . . ‘ . . ‘ - . - . ‘ -/
‘e sustainable building design features such as shading devices and shelving that day
light the interior and lower air conditioning requirements and native landscaping
that reduces irrigation requirements-while completing the pedestrian environment.

The applicant requests that the County approve the CBD zoning designation, find that
drive-thrus are appropriate for the site, and impose as a condition of approval that the
TOD de51gn elements requrred by the criteria listed on Exhibit 8 be imposed on the

property
D. - Washington County 2020 Transportation Plan

1.0 — Travel Needs Policy

It is the policy of Washington County to provide a multi-modal transportation
system that accommodates the diverse travel needs of Washington County residents and
businesses.

Response: The proposed amendment would not impact the County's ability to provide a
multi-modal transportation system for residents and businesses that includes convenient
and balanced transportation options for pedestrians, bicycles, and vehicles. The site is
located along an existing transit corridor (SW Farmington Road), with a bus stop
(without a shelter) for Tri-Met bus route 88, which runs approximately every 30 minutes
during peak hours. Tri-Met bus route 52 passes by the site, but does not have a stop. The
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multi-1  dal system will be enhanced when the site is developed with many transit-

" oriente features, such as extra wide sidewalks and a pedestrian plaza. Access an

-convenience for cars will be maintained through the proposed drive-thrus.” Sidewalks
will be uilt to provide for pedestrian circulation. The proposal is consistent with this

policy.

2.0 System Safety Policy

is the policy of Washington County to provide a transportation system that is
safe. . . : o

|
’

" Response: Future development of the site will provide a safe transportation system that
includes convenientand balanced transportation options for pedestrians, bicycles, and
vehicles. Future development propOsals wi  be subject to review for compliance wi
design requirements implémented in the Washington County Development Code that are
intende  to provide for a safe transpoxtatlon system. -

470'— System Fundmg POllCVY

is the policy of Washmgton County to aggressively seek adequate and reliance
funding for transportation facilities and services, and to ensure that ﬁlndm0 is equ1tably
‘ ra1sed 1 allocated.

Re_sponse The applicant is willing to comply with any.reasonable and equitable solution
-to fund g transportation improvements found to be proportlonal and related to the
proposed impact of the development. '

- 5.0 — System Implementatlon and Plan Manégenient Policy

is the policy of Washmgton County to efficiently implement the transportatlon :
plan ar o efficiently manage the transportation system. :

A

_Response: The applicant has filed a separate Access Management Plan application for
the pro  sed development of the site; a-process that will allow the applicant, County and
other agencies to work together to identify transportation issues relatlve to the proposed
development.

6.0 - Roadway Svystem Policy

It is the policy of Washington County to ensure that the roadway system is
designed in a manner that accommodates the diverse travel needs of all users of the
transportation system.

Response: The applicant understands that future proposed development must comply
with local street connectivity, access management, parking, and other applicable
regulations in the Community Development Code, Comprehensive Plan, Tran: ortation
I n, and State Transportation Planning Rule. Compliance with these standards will be
ensured by the County during subsequent land use reviews, such as the Access
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‘Manageme: Plan application that the applicant has filed. The present amendment-
proposal does-not  :k to eliminate or alter any transportation opportunities. As noted
elsewhere in this'  lication, the multi-modal system will be enhanced when the siteis.
developed with r  /transit-oriented features, such as such as extra wide sidewalks and a
pedestrian - za.  cess and convenience for cars will be maintained through the
proposed drive-th ’ a

- 10. 0 Functlonal ClaSSlﬁcatlon Pou

It is.the po y- of Washington County to ensure the roadway system is designed
and « erates efﬁmently through use a roadway functlonal cla551ﬁcat1on system.
Strategies: L
101 Apply'the Washington County roadway system functional. ssification
system described  low and illustrated in the Functional Classification System Map (See
“Figures 4a- ’ ' o '

Fun onal laésiﬁcation Descriptions:
B. Ar'terial"_Street_s interconnect and support the Principal Arterial highway.
o system. ' . : : '

Arterials i 1ded to prov1de general mobility for travel w1thm the region.
Correctly sized Arterials at appropriate intervals allow-through trips to remain on the
Arterial system th by discouraging use of Local streets for cut-through traffic. Arterlal
streets link major commercial, residential, industrial-and 1nst1tutlonal areas.
‘Characteris s of terials mclude L
e An alsserve as pr1mary connections to Principal Arterials, and should -

- also connect to other Arterials, Collector and Local streets, where

apr priate.

e Ar als in the rural area provide urban-to-urban secondary connections to
nei boring cities, and farm-to-market access between urban and-rural
areas. Urban-to-urban rural Arterials provide key connections to the
reg 1al motor vehicle system and 2040 land-use components inside the
urt grth boundary. Farm-to-market rural Arterials provide farm-to-
me :t access between urban and rural areas. Most rural Arterials serve a
le of urban-to-urban and farm-to-market traffic.

e Arterials provide freight movement in support of Principal Arterials.

: - N
e Art als have moderate access control for cross streets and driveways.
Ty ally, residential driveways are not allowed access to Arterials.

Response: e site has frontage on two arterials streets, SW Farmington Road and
SW 185th Avenue.  In a separate, but parallel, land use process the applicant is pursuing
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an Access Management Plan. for the proposed drugstore and second building pad (both -
with d e-thrus). The AMP process will ensure that the functlonallty, efﬁ01ency and
safety the arterial streets wi be mamtamed

12.0— ransit Policy .

the policy of Washington County to encourage and support development of
transit ities and services that increase transit use in Washington County.

~ Strategies:

12.5  Ensure that road 1mprovements and pr1vate development in close
proxin y to major bus stops, commuter rail stations and existing and propose light rail
stations include approprlate features to support and complement ex1stm g and future
transit services.

Response:. The s_ite is located along an existing transit corridor (SW Farmington Roa ,
with a bus stop (without a shelter) for TriMet bus route 88, which runs approximately
every . minutes during peak hours. Future development proposals will be subject to

‘review Hr compliance with design requlrements implemented in the Washington County
Development Code at which point in time conformance with this standard and the TOD
elements that are conditioned on the site will be assured. As noted elsewhere in this
application, increased transit usage will be encouraged when the site is developed with .
uses allowed in the CBD zone, which are uses that provide services to the surrounding
community (i.e., the proposed drugstore). Additionally, the transit system will be
enhanced and transit ridership will be encouraged when the site is developed with many
transit-oriented features, such as extra wide sidewalks (where there currently are
none).and a pedestrian plaza.

14.0 - Pedestrian Policy

~ It is the policy of Washington County to encourage and support greater pedestrian
activity in the county by providing and maintaining an environment where walking is a
safe, convenient and pleasant mode of travel.

Strategies: ‘

14.5 Reouire that new urban development provide for safe, conveniént and
pleasant pedestrian travel as provided through the Transportation Plan, the Community
Plans and/or the Community Development Code.

Response: Like much of the Aloha Reedville area, the site currently does 1ot have
sidewalks. Upon development of the site, sidewalks in compliance with County
standar  will be installed on both frontages. Additionally, the transit-oriented

31-
79648-0001/LEGAL23718885.2



. ExhibitC
12-222-PA
30223

development elements that the applicant voluntarily agrees to impose as conditions of
approval will result in a development that is more attractive for pedestrians. For
example, the concept plan at Exhibit 3b features a pedestrian plaza at the front entrance
~ of the proposed drugstore '

’

15.0 = Blcvcle Pollcy -

Itis the policy’ of Washington County to encourage and support greater blcycllng _
activity in Washington County by prov1d1ng an env1ronment in which bicycling isa safe
and convenient mode of travel

‘Strategies:
15.11 Require design_'features for bicycle facilities to be incorporated'in new
urban developments, including bicycle access and parking facilities in accordance with

the Community DevelOpment Code.

Response When the site develops the project will comply with all communlty :
* development code standards related to bicycle fac111t1es

).0 — _Transbor_tation‘ Planning Coordination and Public Involvement Policy

It is the policy of Washington County to coordinate its transportation planning
. with local, regional, state and federal agencies and to provide opportunities for citizens to
participate in planning processes. :

Response: The applicant will participate in the public involvement process for the
proposed plan ame Iment and during the future development review process.

E.  Additional Transportation|C0nsidberations

o Transportation Analysis Showing Compliance with the
- Transportation Planning Rule and ODOT Requirements

Response: Group ackenzie prepared a Traffic [mpact Analysis (TIA), dated April 4,
2012, that identifies potential impacts to affected transportation facilities, as required by
OAR 660-012. Group Mackenzie supplemented the TPR TIA onl 1y 10, 2012, in
response to questions by the County and ODOT, including those raised in the County' s
April 27, 2012 Notice of Incomplete Application and the May 9, 2012 email
correspondence from Washington County. :

The original TPR 1 A and May 10th revised operations analysis determined that the zone
change would have no significant affect on the transportation system. The intersection of
Farmington and 185th Avenue continues to perform at acceptable v/c ratios, even under
the extreme estimate of worst-case site generation that was included in the TIA as a
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N\
sensiti y analySIS ACCOI'dlI’lgly, no lnltlgatlon measures are requ1re fOI' the prOpOSCd
rezone. : ] oo }

e Access Management Plan

Response: As noted elsewhere, the.applicant has filed a separate Access.
Management Plan application for the proposed development of the site; a process that
will allow the applicant, County and other agencies to work together to 1dent1fy
transportation issues relatlve to the proposed development.

’

F. Aloha-Reedyille-Cooper Mountain COmmumty,Plan

Gen'eral Design Elémenxt'7

All new subd1v151ons attached umt resi mtial developments, and com ercial
' developments shall provide for pedestrian/bicycle pathways which allow public access
through or along the development.and connect adjacent developments and/or shoppmg
. areas, schools public transit, and park and recreation sites. : :

General Design Element 8 -

_ ,Pedestrian/bifcycle pathways identified in the County's Transportation lan and
this community plan shall be included in the design of road improvements that are
require  >f new developments to meet the County's growth management policies.

\

General Design Element 9

The County shall emphasize non-auto (transit, bicycle, and pedestrian) measures
as an interim solution to circulation issues. These measures shall be used to facilitate
access ) transit centers. :

Response: Upon application for specific development, pedestrian/bicycle pathways will
be provided in accordance with this design element. The transit-oriented design elements
that the applicant has agreed to impose as conditions of approval on the plan amendment
will further emphasize pedestrian and bicycle.amenities through the site. For example,
the concept plan at Exhibit 3b depicts the internal pedestrian circulation system, the
proposed pedestrian plaza at the front entrance of the Walgreens and the proposed bus
shelter. Additionally, like many sites in the Aloha Reedville area, the site currently does
_ not have sidewalks. Upon velopment of the site, 20 feet of right of way will be

dicated on both frontages and sidewalks that comply with or exceed County standards
will be stalled on both frontages. ' -

Gener: Design Flement 10

Noise reduction measures shall be incorporated into all new developments located
adjacent to arterial or Collector streets or rock quarries. Noise reduction alternatives will
include vegetative buffers, berms, walls and other design techniques sur  as insulation,
set backs, and orientation of windows away from the road.
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General Desien Element 1v1

Where the impact of noise and lighting associated with commercial development
does not meet the standards in the Community Development Code;, the commercial
deve10pment shal e subject to l1m1ted hours of operation.

Response:- Upon appllcat1on for specific development, noise reduction measures that are
appropriate for commercial development will be considered, in accordance with these
policies and the Washmgton County Development Code

“General Design ! >ment 12

New dev,el'opmen.t within the Planning Area shall be connected to public water -
and sewer service; except as specified in the Community Development Code.

Response: Upon application for'slpeciﬁc development, required public water and sewer
- will be installed and connected in accordance with the Washington County Development
- C ode o

General Des1gn Element 13

New devel ment shall when determmed appropr1ate through the development
- review process, dedicate right-of-way for road extensions and alignments indicated on
Washington County's Transportation Plan or the Aloha-Reedville-Cooper Mountain
Community Plan. New development shall also be subject to conditions set forth in the
County's growth management policies during the development review process.

Response:. Upon application for specific development, a right-of-way will be dedicated
in accordance with the. Washington County 2020 Transportation Plan and the Aloha-
Reedville-Cooper Mountain Community Plan. As depicted on the conceptual site plan
attached at Exhibit 3b, in accordance with preliminary discussion with County staff, the
applicant anticipates dedicating 20 feet right-of-way along both street frontages, and has
designed the development accordingly. :

General Design Element‘l4' ‘

Maintenance of existing housing and neighborhoods in the community shall be
encouraged throu; public financial assistance where appropriate (e.g., Federal
Community Development Block Grant funds) and through consistent enforcement of the
Community Development Code.

Response: The site is vacant and is not located in an existing residential neighborhood,:
so the design element related to maintaining existing housing in nerghborhoods 1s not
applicable.
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. _’G‘eneral-Design Element 15

New access onto Arterial an Collector streets shall be l-lmited. Shared or
- consolidated access shall be required prior to the issuance of a development permit for
lan divisions or structures located adjacent to these facilities, unless demonstrated to be
infeasible.

Response: Upon application for spec1ﬁc development access onto Arter1al streets to the
site will be evaluated for. compl1ance with the Washington County Development Code.

In a separate but parallel land use review process, the County is reviewing the applicant's
proposed Access Management Plan for the proposed development of the 51te The AMP
“will ensure compliance w1th General Desi gn Element 15. ‘

General Desuzn Element- 16

~

B1cycle parking fac1l1t1es shall be requ1red as a part of all commerc1al industrial
- andins utional developments. Residential developments which have parking its of, 20
" or more spaces shall provide bicycle parking fac1l1t1es : :

7' Response: Upon appllcatlon for specific development, bicycle parkmg fac1l1t1es w1ll be
include n design of the development pro_|ect :

!

" General Design Element 21

The required amount of parking for development shall be determined by the
Parking Maximum Designations and the standards of the Commumty Development
Code. :

4

Response: Upon application for specific development Parking Maximum Designation
measures in accordance with this pollcy and-the Washmgton County Development Code
~will be prov1ded :

Farmington Road Corridor Subarea

The Farmington Road corridor angles diagonally across the planning area in a
west/southwest direction. Farmington is an arterial with some transit service. Some
properties : ng Farmington are already developed with higher intensity uses including
the Fart ngton Mall, a few convenierice stores, several apartment projects, two_mobile
home parks, Mountain View Middle School, and three churches. The Jenkins Estate,
operated by Tualatin Hills Park and Recreation District (THPRD), is locate southwest of
the intersection of Farmington Road and 209th Avenue. Transportation access,an public
transit service make many properties in this corridor, including most develc able and
redevelopable properties up to one-quarter mile north and south of Farmington, suitable
for higher intensity use. '
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The Community Plan map shows three Neighborhood Commercial centers .
located along Farmington at its intersections with 170th; 185th, 195th and 209th
Avenues. All of these are located approximately one mile from other commercial areas,
. with the exception of the Neighborhood Commercial properties at 185th and Farmington, -
- which are about a quarter mile from the Farmington Mall.-

‘Other undeveloped or underdeveloped properties along or near Farm1ngt0n but

. away from ‘major intersections, are appropriately designated for residential development
at up to 15 or 24 units per acre. The highest densities.occur close to'commercial centers,
especially around Farmington Mall and the planned Neighborhood Commercial center at

~Farmington and 156th. The latter is also close to a park and ride facility (seethe
* characterization. of the Tualatin Valley Highway corridor), and a major employment

center (St. Mary's propeny/Tektron1x/Float1ng Point Systems/N 1ke) ' '

- The area to'the west of 209th Avenue between Farmmgton Road and Rosedale
Road, was added to the Urban Growth Boundary i in 2002 and is designated Future
Development - 20 Acres (FD-20). The area is approx1mately 45 acres in size. The
predominant land use is residential/agricultural on small acreage. The area shall mamtam
the FD-20 designation until the planning for this new urban area is complete. The '
 planning for this area shall be consistent with the requirements of the Comprehensive'
Framewo Plan for the Urban Area and Title 11 of Metro’s Urban Growth Management
Funct1onal Plan :

Response: ‘The Farmington Road corridor subarea does not include any criteria that are
applicable to the site. However, redesignating the site to CBD is generally consistent
with the subarea's description of the intersection of SW Farmington Road and SW 185th
Avenue as being a commercial node and having residential designations located away
from major intersections.:

G. Community- Development Code

Response: Development is not proposed as part of this application, but the applicant -
intends to seek enti :ments for the proposed use (an approximately 15,000 sf Walgreens
and a second approximately 3,000 sf building pad, both with drive-thrus) immediately
after the site's zone is changed to CBD. The pre-application notes listed SDC Sections
305 (R-15), 311 (NC), 313 (CBD), 375 and 431 (TOD), Sections 430-40 (Standards for
Drive-in or Drive-t  Establishments) and 413 (Off-Street Parking — Zone A) as
applicable regulations. Because development is not yet proposed, and if the application
is approved, not all of the listed sections of the CDC will apply to the site (i.e., the R15
standards), all of the critéria listed in the pre-application notes do not apply to the zone
change application. Nonetheless, the application provides brief responses to each of the
sections listed in the pre-application conference notes.
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305 — R-15 District (Residential 15 Units Per Acre)

305-1 - Intent and PUhpose

. AN . - e
The intent and. purpose of the R-15 District is to implement  : policies of the

Con r¢ znsive Plan for areas designated for residential dev )pment at no more than
fifteen (15) units per acre and no less than twelve (12) units per acre, except as otherwise
specified by Section 300-2 or Sectlon 300 5.

'Resp_onse: As described elsewhere in this application, the site's characteristics make
. residential development infeasible for the site, so the intent and purpose of the R-15 ..
~ District cannot be implemented under the current designation. Additionally, the proposed -
use of the site, an approximately 15 ,000 sf Walgreens and a second approximately 3,000
sf bu11d1ng pad (both with drive- thrus) is not permltted in the R 15 zone.

311 — Neighborhood Com_mercnal Dlstnc .

1-1— Intent and Purpose

The purpose of the Nelghborhood Commercial Dtstrtct is to allow small to medium 51zed
shopping and service facilities and limited office use in Nelghborhood Commercial
Centers. This District is intended to provide for the shopping and service needs of the
immediate urban neighborhood. Neighborhood Commercial locations should be easily -
accessible by car and foot from neighborhoods in the area. Centers should have m1n1mal
negative impact on surroundmg residential propertles

Response: The Neighborhood Commercial District is not: propriate for the site -
because the locational factors for the district provide that neighborhood commercial
districts cannot exceed 10 acres in size. Policy18. All quadrants of the intersection of
 SW Farmington Road and' SW 185th, other than the site, are zoned NC, and the
commercial area is in excess of 10 acres. Therefore, additional land cannot be added to
the existing Neighborhood Commercial District. Additionally, the proposed Walgreens
that is suitable for the population density and market demand is approximately 15,000
sq.ft. The Neighborhood Commercial District limits drugstore to 10,000 sq. ft., so the
zone is not appropriate for the market area or proposed use. CDC 311-3.14.

313 — Community Business District

313-1 —Intent and Purpose

Commercial centers in this District are intended to provide the community with a mix of

reta service and business establishments on a medium to large-sc: : Medium through

high density residential uses, as well as various office and 1nst1tut10nal uses, may be
mitted.

sponse: The site is one of the few locations in Aloha to be located on the intersection
of two arterials and on a transit route, it should be zoned CBD. The site provides an
opportunity for viable commercial development. CRA's market analysis, which is

37-
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attached as. Exhibit 4, explains the several reasons the site is.well suited for the CBD
.de51gnat10n

~.

375 — Transit Oriented Distriets

375-1 — Intent and PurDose

The 1tent of the transit oriented districts is to direct and encourage development
that is transit supy tive and pedestrlan oriented in areas within approximately one-half
" mile of light rail transit stations, within one-quarter mile of existing and planned prlmary
bus routes- 1 in town centers and reglonal centers.

o~

‘ - The purpose of the transit oriented districts is to limit development to. that which -
(1) has a sufficient dénsity of employees, residents or users to be suppomve of the type of
transit prov1ded to the area; (2) generates a relatively hlgh percentage of trips serviceable’
by transit; (3) contains a complementary mix-of land uses; (4) is designed to encourage
people to walk; ride a-bicycle or use transit for a significant percentage of their trips.

431 — Transit 'Oriented Design. Princip les, Standards and Guidelines

: 431-1 — Intent and Purpose

‘ The following design principles, standards and guidelines shall be applied to the

- review of all development occurring in transit oriented districts, for those uses listed in
Section 375. Princ les are the broad, fundamental rules upon which the standards and
guidelines are based. Type 11T applications for development in transit oriented
districts shall demonstrate compliance with applicable principles and/or standards of this
section: Standards are specific, usually quantitative, rules which development
applications must comply with if processed through a Type I or II procedure. Guidelines
are advisory statements that should be considered when designing a development in a -
transit orier d district, but are not mandatory.

2cause an application for a development may vary from a standard in this
Section when the plieation demonstrates, through a Type III process, compliance with
- the related design principle, a variance or hardship variance pursuant to Section 435 shall
not be granted fro1 any standard in this Section.

Response: Asex lined in more detail in response to Policies 18 and 40, the entirety of
the TOD regulatioc is not feasible for what the market will support at this location at this
time. For example, drive-thrus are not allowed in the TOD-RC zone. However, the
‘applicant desires to be a catalyst for the Aloha community, and voluntarily offers to -
incorporate many TOD elements in the development of the site. The response to Policy
40 elaborates upor. 1e TOD design feature that can be accommodated on the site, along
with drive-thrus for the two buildings. The applicant suggests imposing the TOD design

- features listed on Exhibit 8 as conditions of approval on the CBD designation of the site.

-38-
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© 430-41 = Drive-in or Drive-up Establishment

, ny establishment or portion of an establishment designed.and operated to serve a
patron while seated in an automobile (not including drive-in theaters).

430-41.1 Entrances and Exits:

A. Access shall be determined based upon a site 1nspect10n which con: lers the
llowing: - : S

(1) Slte size; ,
. (2)Road C1a551ﬁcat10n
(3) Sight distance and allowed M.P.H.;
- (4) Adjacent development. '

B. Consolidation of access w1th adjoining: uses shall be encouraged and
C. riveway entrances and exits shall be clearly marked;

0-412

rive-in faeilities_located in the parking lot or part of a larger commercial center
shalln have separate access points to the street and shall utilize the center’s access
points; . : '

430-41.3

. Lighting, sign illumination and height, and hours of operation may be restricted
through the development review process to insure compatibility within the Office
Comm :ial District; and

Response: The viability of commercial uses on the site depends upon the availability of
drive-t us for each building. Upon application for a specific development, the applicant
will demonstrate compliance with the drive-in approval criteria. Additionally, the
applicant has filed a separate Access Management Plan applica n for the proposed
development of the site; a process that will allow the applicant, County and other
agencies to work together to identify transportation issues relative to the proposed
development. For the sake of clarity, the applicant requests specific findings that,
notwithstanding e conditions related to transit-oriented deve Hpment features, drive-ins
that are compliant with Section 430 of the Community Development Code are permitted
for each building constructed on the site.

413—F king and Loading

The following off-street parking and loading and on-street parking standards shall
oly in all Districts. Requirements include minimum on-street parking (Section 413-6),
minimum off-street parking (Section 413-9), minimum vanpool/carpool parking (Section

-39- -
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413-11), maximum off-street parking (Section 413-15), and minimum off-street loading
(Section 413-16).

413-1 ~ Development Permit for Parking Areas

A development permrt shall be requrred for any area used for off-street parkmg
except the parking allowed fora detached dwelling on an existing lot or parcel

. Response: Development rev1ew of the proposed project wrll ensure complrance W1th all
off-street parkmg standards.

H. State Transportatlon Planmng Rule

'Response Amendments to the State Transportation Plannmg Rules (TPR) were adopted . -
by the Oregon Land Conservatron and Development Commission on December 9, 2011.
The amended rules were filed with the Oregon Secretary of State on December 30, 2011,
. and became effective on January .1, 2012. The County utilizes a "one map" system,
meani 1 that the proposed rezone amends both the comprehensive plan and zoning map.
Therefore the "no changing the goal posts rule does not apply, and the application is
sub]ect to the revised TPR. ‘ o

Group 1 ackenzre prepared a Trafﬁc Impact Analysis (TIA) dated April 4, 2012 that .
identifies potential impacts to affected transportation facilities, as required by OAR. 660-
- 012. Group Mackenzie supplemented.the TPR TIA on May 10, 2012, in response to
questions by the County and ODOT, including those raised in the County sApr 27,
2012 Htice of Incomplete Application and the May 9, 2012 email correspondence from
Washington County. o )

The original TPR TIA and May 10th revised operations analysis determined that the zone
change would have no significant affect on the transportation system. The intersection of
Farmington and 185th Avenue continues to perform at acceptable v/c ratios, even under

~ the extreme estimate of worst-case site generation that was included in the TIA as a
sensitivity analysis. Accordingly, no mitigation measures are required for the proposed
rezone. :

1. Metropolitan Housing Rule — OAR 660, Division 7

OAR 660-0007-0C — Statement of Purpose

The purpose of this rule is to assure opportunity for the provision of adequate
numbers of needec ousing units and the efficient use of land within the Metropolitan
Portland (Metro) u an growth boundary, to provide greater certainty in the development
process and so tor uce housing costs. OAR 660-007-0030 through 660-007-0037 are
intended to establish by rule regional residential density and mix standards to measure
Goal 10 Housing compliance for cities and counties within the Metro urban growth
boundary, and to ensure the efficient use of residential land within the regional UGB
consistent with Goal 14 Urbanization. OAR 660-007-0035 implements the Commission's
determination in the Metro UGB acknowledgment proceedings that region wide, planned .

-40- .
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residential dens\ities must be considerably in excess of the residential density assumed in
Metro's "UGB Findings". The new construction density and mix standards and the
criteria for varying from them in this rule take into consideration and also satisfy the
price range and rent level criteria for needed housing as set forth in ORS 197.303.

Response: The applicant is requesting an amendment from R-15 to CBD. . As addressed

in more detail in response to Metro Title.1 and Goal 10, the CBD zone allows residential

~ development at a density higher than the existing R-15, so housing opportunities are not
diminished by the rezone. ' : a '

41-
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EXHIBITS

- 1. Clean Water S'ervi‘ceé Sensitive Area-Prc'sé‘reen
- 2. ‘ounty Title ] Réport |
3: vahibitMeip"sv S - | | | ~.’
“ , Aa'.. Vicinity 'M.apr. .
b. C‘ovh”cept'u.al .S.i_te'P'_lan,- .
e iWa‘shAi.r'lgvton' Coﬁnt-y Tax Assessment Map -
"4. .Iarkef'A‘nalysié: - | .
5. Metro 2040 Growth Map |
6. Plan A1ﬁeﬁdmént Pfe—Apﬁiication Conference Summary
V 7. Seryiée _}.)rovider‘Lette'r's” | .

a. Clean Water Services: Sanitary Sewer

b. Clean Water Services: Surface Water
c. Fire

d. Public Water

e. Park

f.  School
g. Sheriff
h. Tri-Met

8. Trghsit Oriented Design Standards Summary
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\/{ Clean Water Services Flle Number
CleanWater N Services  (2-000220 ]

Sensitive Area Pre-Screening Site Assessment

1. Jurls stion: Washington County.

2. Property Information (example 18234AB01400) 3. Owner Information
Tax lot 10(s): 1S119BB Tax Lots: 800, 900 and 1,000 Nams: Gabe Kolstad
Company: Westside Communlty Church .of Wash. Co.
. ' Address: 18390 SW Fam_ington Rd -
Site Address: 18470 SW Farmington Rd City, State, Zip: Beaverton OR 97007 -
City, State, Zip: Beaverton - . Phone/Fax; 903-784-7688
Nearest Cross Street; 185th Ave E-Mail:
4. Development Activity (check all that apply) 5. Applicant Information
[Q Addition to Single Family Residence (rcoms, deck, garage) Name: Dana Krawczuk
{J Lot Line Adjustment Q Minor Land.Partition Company: Perksins Coie LLP
{J Residentlal Condominlum [0 Commercial Condominium Address: 1120 NW Couch St
Residential Subdivision O Commercial Subdivision ] ;
8 Single Lot Commercial [ Multi Lot Commercial Clty, State, Zip: Portiand OR 97209
Other P'an Amendment from R15 to CBD : Phone/Fax; 903-727-2036
E-Mail:

6. Will the project Involve any off-site work? []VYes [ONo [ Unknown
Location and description of off-site work
7. Additional comments or information that may be needed to understand your project

This application does NOT replace Grading and Ercsion Control Permits, Connection Permits, Bullding Permits, Site Development Permits, DEQ
1200-C Permt or other permits as Issued by the Department of Environmental Quality, Department of State Lands andior Department of the Army
COE. All required permits and approvals must be obtalned ard completed under applicable local, state, and federal law.

By signing this form, the Owner or Owner’s authorized agent or representative, acknowledges and agrees that employees of Clean Water Services have authority

o enter the project site at all reasonable times for the purpose of inspecting project site conditions and gathering infarmation relaled to the.project site. | certify
that [-am familiar with the infermation contained in this document, and to the best of my knowledge and belief, this information is true, complete. and accurate.

Print/Type Name Print/Type Title
Signature . Date

FOR DISTRICT USE ONLY B

[ Sensitive areas potentially exist on site or within 200 of the sits. THE APPLICANT MUST PERFORM A SITE ASSESSMENT PRIORTO ISSUANCE OF A
SERVICE PROVIDER LETTER. If Sensitive Areas exist on the site or within 200 feel on adjacent praperties, a Natural Resources Assessment Report
may also be required.

{Z] Based on review of the submitted materials and best available information Sensitive areas da rot appear to exist on site or within 200" of the site. This
Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect water quality sensitive areas if they ate subsequently
discoverad. This document will seive as your Service Provider letter as required by Resaluion and Order 07-20, Section 3.02.1. All required permits and
approvals must be obtained and completed under applicable local, State, and federal law.

{_] Based on review of the submitted materials and best avallable information the above referenced project will not significantly impact the existing or potentially
sensitive are | found near the sile. This Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect additional water
quality sensitive areas if they are subsequently discovered. This document will serve as your Service Provider letter as required by Resolution and Order
07-20, Section 3.02.1. All required permits and approvals must be obtained and compleled under applicable local, state and federal law.

] } Service Provider Letter is notvalldunless ______ CWS agproved stte plan{s) are attached.

A The proposed activity Eoes not meet the definition of developmentk)r the lot was plaited after 9/9/95 ORS 92.040(2). NO SITE ASSESSMENT OR
SERVICE PROVIDER LETTER {S REQUIRED. -

Rewewedby - /“r/z’é{ku. l( [Lfﬂxf/t' S __ Date | / )”//LL

OSWHnl!sboro H(gh ay * Hnllsb. Qrggon 971.23 ' ne (5 3) 681 5100 B Fax (.;03) 681 4439 . w.w : i
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June 6, 2000

TO: Board of County Commissioners

FROM: ‘Brent Curtis, Planning Manager %

SUBJECT: UPDATE: METRO URBAN GROWTH MANAGEMENT FUNCTIONAL
PLAN - TITLE 1 COMPLIANCE.

‘OVERALL CONCLUSIONS re: TITLE 1:

The fotlowing outline summarizes the County’s overall status relative to compliance with
applicable requirements of Title 1:

A) GROWTH CAPACITY TARGETS:

1. Employment: :
Staff and Planning Commission recommendations would comply with the
Metro requirements by providing approximately 102% of target capacity
(58,862 of 52,578 jobs).

2. _Housing:

The staff and Planning Commission recommendations provide the same

total housing capacity jurisdiction-wide. These recommendations would

substantially comply with the Metro requirements by providing

approximately 94% of assngned target capacity (51,751 of 54,999 dwelling
lits).

B) 20¢ DESIGN TYPE BOUNDARIES:

Final boundaries for 2040 Design Types within unincorporated Washington
County are being mapped and will be incorporated within the Comprehensive
Framework Plan.through the adoption of Ordinance 561. Adoption of this
Ordinance will fuifill the Metro requirement.

. C) MII MUM DENSITIES:

Adoption of Ordinance 555 will establish minimum densities for R-5 and R-6
lands and thereby complete the implementation of minimum densities on all
resi ntially zoned lands as required under Title 1.

partment of Land Use & Transportation ¢ Planning Division
155 N First Avenue, Suite 350-14, Hillsboro, OR 97124-3072
phone: (503) 640-3519 ° fax: (503) 693-4412
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PURPOSE:

The purpose of th'is report is to provide an update on the overall status of Planning
Division efforts toward compliance with the requirements of Tltle 1 of Metro’s Urban
Growth Management Functlonal Plan (UGMFP). ' . :

- SUMMARY: -

‘Washington County has made significant progress toward compliance with the

req -ements.of Title-1 of the Metro Functional Plan. As discussed in further detail
below, Ordinances and Agreements currently scheduled for completion durlng this
ordmance season should fulfill a majority of the Title 1 requ1rements

The pnmary requ1rements of Metro’s Title 1 mclude a) adoptlon of Desngn Type
Boundaries’, b) application of minimum density standards on all residentially zoned
lands, and c¢) demonstration that the- County can meet assigned job and housmg unit

targets.

. The ‘Design Type Boundaries' requirement will be fulfilled upon adoption of Ordinance
- 561 which includes Design Type descriptions and mapped boundaries for each of the .

. 2040 Growth Concept Design Types that are applicable to Washlngton County (Station
Communities, Town Centers, Main Streets ...efc.). Hearings on Ordmance 561 are
scheduled to begin in August, 2000.

The final phase of the implementétion process for minimum densfty standards will be
completed with the adoption of Ordinance 555. This ordinance establishes minimum
densities within the R-5 and R-6 land use districts.

The )bs and housing targets prescribed by the commonly referenced Title 1 — Table 1,
(for most jurisdictions), is the most demanding of Functional Plan requirements. For
Washington County this element of Title 1 requires a demonstration that the zoned
capacity of remaining buildable lands will accommodate an additional 54,999 housing
units (dwellings) and 52,578 jobs. Following a detailed analysis of our buildable lands
capacities, it was determined that we could accommodate the assigned jobs but our total
housing capacity would fall just over 10,000 unlts shy of the target number.

In accord with prior Board directives to attempt ) meet the growth capacity targets
allocated to Washington County. staff has undertaken and is in the process of
completing a number of Compr¢ ensive Framework Plan changes designed to increase
allowable densities within unincorporated areas of the County. Assuming that staff
recommended capacity additions included in ordinances and agreements currently in
process are adopted, the County’s total housing capacity will.be approximately 51,750
dwe g units. This figure represents apprOXImately 94.1% of our assigned housing
target.
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Title 1 Requirements:

As previously discussed with the Board, Title 1 of the UGMFP specifies requirements for
local jurisdiction accommodation of housing and employment needs emanating. from
growth within the Portland Metropolitan area during the time period between 1994 and
2017. There are three primary requirements for compliance with Title 1:
1) " Adoption of ‘Design Type’ boundaries for the appllcable 2040 Growth -
" Concept déesign types as shown on the 2040 Growth Concept Map; = =
- 2) Application of minimum density standards on all residentially zoned lands;
- 3) Demonstration that the calculated capacity of buildable lands will achieve the
target capacities for jobs and dwelling umts as assxgned to the ]unsdlctxon in. .
Tat -1 of the Functlonal PIan appendix. _ _

As noted, there are three specmc requirements under T|t|e 1; the fo!lowmg discussion
provides a brief summary of our overall status with complying with the first two
requirements as listed above while our primary focus which follows will provide an
update on compliance with the Growt_h Capacity Targets of Title 1 (Table 3.07-1).

Desngn Type Boundanes

»Sectlon 3.07. 130 of the UGMFP states that “. county comprehenswe plans shall
‘be amended to include the boundaries of each (Design Type) area, determined
by the county consistent w«th the general Iocatlons shown on the 2040 Growth

Conce| Map”.

In order to compty wuth this requirement, staff has drafted and is currently refining
-a series of Design Type area descriptions and an associated boundary map for
each of the Design Types which falls within unincorporated Washington County.
These descriptions and boundaries will be incorporated within the :
Comprehensive Framework Plan through the adoption of Ordinance 561.
Hearings on Ordinance 561 are scheduled to begin in August 2000.

Mlmmum Densities:

Section 3.07.120.0f the UGMFP states “ countles shall apply a minimum density
standard to all zones allowing reSldentlal use .

Over the course of the past three years, the county has developed a series of
ordinances which, when implemented, will achieve this requirement. Following is
a list of these ordinances together with a brief note on their resulting actlons in
establishing density minimums:

1. Ordinance 486, adopted October 28", 1997, establlshed ‘Tran3|t Oriented
Land Use Districts’ with associated minimum and maximum allowable
densities.

2. Ordinance 517, adopted October 27", 1998 applies minimum resndentlal
density requirements to all non ‘Transit Oriented’ land use districts except for
the R-5 and R-6 low density single family districts.
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3. Ordinance 555, filed on May 19", 2000, w set minimum density

requirements for the R-5 and R-6 districts. .

Gfowth capacities on buildable lands:

Section 3.07.150 of the Functional Pian requires counties to calculate the zoned
- capacity of its comprehensive plan and implementing ordinances, compare this

capacity with assigned growth targets and to increase this capacity where the -
targets cannot be met. ‘Directly related to this, section 3.07.160 sets forth the
requirements for “Local Plan Accommodation of Expected Growth Capacity for -
Housing and Employment”. Following is an overview of the specific requirements

- of these sections of the Functional Plan and a review of our compliance efforts
and status to date.

Calculated Capaci‘ty The county was required to calculate the housing and
employment capacity of all buildable lands within its ]unsd|ct|onal boundaries
as of June 1, 1996. Thé results of this analysis are shown on the attached
Table-‘A’ in the section titled ‘BUILDABLE LANDS CAPACITIES’. Pursuant to
section 3.07.160 requirements, the capacity estlmates are dwnded between
mixed- -use and non muxed -use areas. -

As of June 1, 1996, -u_mncorporated Washington County had an estimated
8,180 net acres of buildable land. As shown on Table-‘A’, these lands had an
estimated capacity of 44,956 dwelling units and 53,862 jobs. Preliminary
estimates of the mixed-use area splits for these figures are also shown on
Table-‘A’. It is important to note however, that these splits were not based
upon final boundaries for these areas. (Refer to the precedmg discussion on
Design Type Boundanes)

Under section 3.07. 160 of the UGMFP, the County is requwed to
“..demonstrate that ... calculated capacities will achieve the target capacities
for dwelling units and full-time and part-time jobs contained in Table 3.07-1,
including both jurisdiction wide expected capacities and capacities for mixed-
use areas...”. The target capacities for umncorporated Washington County
are shown on the attached Table-‘A’.

By comparing the applicable ‘target capacities’ with the estimated capacity of
our buildable lands we find that the County falis just over 10,000 dwelling
units shy of the housing target and has a surplus of approximately 1,280 jobs.
In mixed-use areas, we fall nea ' 5,400 uriits below the target number for
housing and have a deficit of nearly 7,300 jobs (again, the status in mixed-
use areas is in part due to the preliminary boundanes utilized in these
calculations).

Section 3.07.150(D.) of the Functional Plan states: “If any of the calculated
capacities are determined to be less than any of the city or county target
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- dwelling unit and job capacities in Table 3.07-1, either jurisdiction-wide or in
mixed-use areas, or both, then thé city or county shall comply with the
pt ormance standards in section 3.07.160 of this title by amending its
comprehensive plans and implementing ordinances to increase calculated
capacities, as needed, to comply with the calculated capacities required in
Table 3.07-1". In essence, this standard requires the County to increase
allowable densities on its inventory of buildable lands in order to
accommodate the assngned target capacities.

e [n August of 1998, staff presented to the Board a series of “policy choice
’ options” structured to achieve the Title 1 target capacities. These options -
- included a number of recommended plan changes'and code amendments
which, when fully implemented, would resuit in achieving the growth targets.
Table ‘B’ (attached) lists the policy options v ich the Board elected to pursue, -
‘together with a status report on lmplementatlon and an overall summary of
resultlng growth capacmes
" A

¢ - As shown on Table ‘B’, assuming completion of ordinances and agreements
currently in process and that final decisions on these ordinances and
agreements do not reduce proposed housing densities, the County will have
final growth capacities of 51,751 dwelling units and 55,921 jobs. These
figures represent an overall deficit of 3,248 housing units and a surplus of
3,343 jobs relative to our Title 1 assigned totals. Within designated mlxed-
use areas, our final capacities will be 14,751 dwelling units and 33,961 jobs.
These estimates are 11.1% and 33.4% respectlvely above our mixed-use

area targets.

T1-BCC-~5°23700
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TITLE 1 - TABLE 1

| . COMPLIANCE ANALYSIS : | o
METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN_ -

WASHINGTON COUNTY

TABLE A

URBAN UNINCORPORATED APT A

ABLE 1 TARGET CAPACITIES:

TOTAL UNINCORPORATED AREA:
MIXF 1197, AREAS:

 DWELLING

BUILDABLE LANDS CAPACITIES:

TOTAL UNINCORPORATED AREA:
| MIXED USE ADEAS: .

SURPLUS / DEFICITS:

TOTAL UNINCORPORATED AREA:
MIXEN 1 12F AREAS:.

UNITS JoBS N
54,999 T 52,578, -
13272 25,450
. 44,956 . 53,862
7RARR - ... 18,168
-10,043 1,284
T BRR7T . 27982

Y. 318VL
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€22 40 06
‘vd-gee-czh



-Mm,------------
' POLICY CHOICE OPTIONS TO INCREASE CAPAS . _:

TABLE'B’

(Working Assumpouns)®

DIFFICULTY / DWELLING UNIT - JOBS . L ) ) :
ACTION: _ REfoT NCREASE \TUS - MA -
—_—— — . o=2m
v : : =N X
STAFF RECOMMENDATIONS: N SN g_
1. WASHINGTON SQUARE REGIONAL CENTER - ) B ‘ : . NS
MUA BOUNDARY ADJUSTMENT 1 .- 33 (a) L 47 (a) ! Reglonal Center Pian did not upzone A-5 lands but R EKe
& UP-ZONE OF R-5 LANDS TO R18-24: 2 . 668 34 i will uccommodate the 668 units within city of Tgard >
¢ :
2, ESTABLISH NEW TOWN CENTER BOUNDAHY FOR ALOHA - ) . _ i ) . )
(185th @ T.V. Hwy.): 1 1,574 - {a) 1,184 (a) ¢+ (Mixed-use.area boundary adjustment - no net gain)
. : - . : T . R E
- 3. BETHANY TOWN CENTER . : ‘ +  Property was included in Project Master Plan for the area
@ UP-ZONE OF APPROX. 7 11 AC. FHOM A-15TO K- 24; 1 . 63 : 3 ! actual gain on the original 7.11-acres wil likely exceed 63,
. N 1 - L
‘,:‘é 4. CEDAR MILL TOWN CENTER ) ) - ! :
: MUA BOUNDARY ADJUSTMENT (incl. Teufef site) 1 2,520 (a) 529 (@’ i Town’ Center Planning process has accommodated only 217
g & MISC. UP-ZONES: | 2 i N\ 435 21 : : of the assumed 435, Netlloss = -215 units.
a . : |
T} 5. MURRAY / SCHOLLS TOWN CENTER - i Lands have been annexed to Beavenon - overall Town .
= IMPLEMENTATION OF DRAFT MASTER PLAN: . 1 715 1212 | Center Plan could accommodate the 715 unlts. - B
6. RALEIGH HILLS TOWN CENTER . . ) . ! T .
MUA BOUNDARY ADJUSTMENT : 01 156 (a) 14 S (@) . ¢ Planning Commission recommended plan includes a total
& UP-ZONE OF R5 LANDS E. OF LAURELWOOD TO R-24: 2 116 6 ! “housing unlt capacity of 288 units - net gain = +16 units.
[ . . .
7. BEAVERTON CREEK STATION . l: - '
NIKE & SEQUENT EXPANSIONS: 1 0 3,947 -~ | (non residential)-
B . t . ) .
8. HILLSBORO STATION COMMUNITY PLANNING AREAS . I .
RE-ZONE UNINCORPORATED LANDS TO IMPLEMENT CITY PL 1 787 o 804 ¢ Adopted Ordinances accommodate 787 units.
. -~ i
9. TEKTRONIX STATION . ) .
UP-ZONE & ASSUME REDEVELOPMENT OF MOBILE HOME PA 2 196 _ . ! Not Included In current ordinance proceedings -
ASSUME HISTORIC EMPLOYMENT CAPACITY ON TEK SITE: L ’ . 8,000 © i results in net loss of the assumed gain: -196 units
a Q 13. FD-10 LANDS: : : B !\ -IGA’s cumrently being negotiated with cities - still assume
z 8 SCENARIO 'B': MINOR UP-ZONES: . 2 . 4,515 - 226 | atotal net gain of 4,515 units from FD-10 lands.
o . . ) - : .
£ . . . . [ ) . .
E g 14, RE-ZONE SELECTED BUILDABLE LANDS win CORRIDORS: 2 665 33 - ! Not included in current ordinance proceedings -
8 g (Approx. 360 acres t ( ANALYSIS INCOMPLETE) : : ’ ) i results in net loss of the assumed gain: -665 units
z8 i - : . ! L - .
z4d 20. DENSITY INCREASE ON R-5 & R-6 LANDS: 2 » 2,226 MM i _Current draft of Ordinance 555 results in no net gain in
= (loss to Bull Mtn. Area): . =302 . capacity for.thess land usa districts: net loss -2.226 units
’ o
_ i L STATUS RELATIVE TO ASSIGNED TAHGETS ]
‘ N ) N - ‘ . . o AL D! LLINGS . TAl S
TOTAL INCREASE IN CAPACITY: » : . 10,084 2,450 ! 6,795 2,059
E BUILDABLE LANDS CAPACITY: 44,956 63,862 I. 44,956 . 53,862
. . » - . ‘
§ N TOTAL CAPACITY: : o 55,040 56,312 g §1,751 : . . 55921
@ 7 . I | - - )
TITLE 1 ALLOCATIONS: . - 54,999 _ . 52,578 . H 54999 52,578
SURPLUS /DEFICIT:. T T e TR R 37734

3;343

notes:
a. Transfer to MUA - no net galn ’
b. Working Assumptions based upon staff recommended actions which were reviewed by tha Board atits August 18!h 1998 mesting and lncludad in lhe
County’s August 19th, 1998 report to METRO on Functional Pian comptiance.
c. Es(imated totai employment on the TEK campus was over 12,000 during the sarly to mid 1980‘s cument employmant is esﬂma(ed at under 4, 000
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COMMERCIAL
ILEA ¥
. DVISORS

NORTHAWEST, 6.1 ¢

Fe iary 29, 2012

RE: Market Analysis for Proposed Walgreens at SW. 185" Avenue & Farmmgton Rd
Aloha, OR 97007

n Hills Properties has applied-to rezone the approximately 2.25 acre site at SW 185th Avenue and
ington Road In Aloha, Oregon (the "Site") from R-15 to CBD. Seven Hills intends to develop the site
an approximately 15,000 sf Walgreens and second approximately 3,000 sf building pad, both with

-thrus (the "Proposed Use").

Se 1 Hills has requested that our office provide an analysis of the lack of suitable alternative sites that
are currently zoned CBD in the vicinity of the Site, why the Site is an appropriate location for the
Prc >sed Use, and why the drive-thrus are needed in the market area.

Pr  osed Use Size and Location Requirements for a Site

Based upon our experience in the Portland Metropolitan area suburban market and discussions with a
W. reen Co. Real Estate Manager, we have identified the following size and location characteristics
th:  asite must include in order to besuitable for the Proposed Use:

1) At least 1.5 miles away from an existing Walgreens. - N

2) On the corner of an intersection of two major roadways. Strong preference for both streets
being arterials, but will consider having one street a collector, so long as the other street is a principal
arte al. "T" interséctions do not work.

3) When a second use/building pad is developed with a Walgreen's, like the Proposed Use, the '

- minimum site size is generally 1.5 acres, but factors such as access, cross-easements and internal

circulation can result in a farger minimum site size. The maximum site size is approximately 3.0 acres,
subject to market conditions, i.e. demand for additional retail space in the given trade area.

4) Flat and no wetlands.on the building pad.
5) Minimum dimensions of 185’ x 260’ (inside the setbacks and sidewalks).

6) Our experience also demonstrates that extremely high volume streets, such as principal
arterials or freeways, and rail road tracks can serve as a barrier, meaning that customers are reluctant to



-

minimum acreage requrred for the Proposed Use
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cross a road such as TV Highway in order to access a store because of the perceived mconvenlence of
nawgatlng a busy street and/or passing over rail crossings. '

These size and location requirements are demonstrated by the existing Walgreens‘ stores on Tualatin
Valley Highway in the. V|C|n|ty of the Site — 19975 SW Tualatin Valley nghway, Aloha and 6215 SE
Tualatin Valley nghway, Hillsboro. The stores have drive-thrus, are approximately 1.72 miles apart, are
locate n the corner of a prlnctpal arterial and collector streets roadways, and are located on flat sites
with no wetlands. - The nearby stores differ from the Proposed Use 'because they are stand alone
Walgreens. Because there is no second burldlng pads the site sizes are slightly smaller than the

.

.'.'VICInIty of Analysis ofAIternatwe Sites .

Walgreen“ eal Estate Manager has determined that their trade area for a Walgreens in a suburban '

area that has a population density of the Aloha- area of Washington County is 1.5 miles. Accordmgly, the

. spacmg between Walgreens atTVv Hrghway & Century and TV Highway & 198th is 1.7 miles, allowing for a
" trade area for each store. Inan effort to be more inclusive, we expanded the "vicinity" for the market

ana!ysrs by iden ying all CBD zoned property within 2 miles of the Site,' which is 0.5 miles beyond the
Walgreens market area. ‘We then identified the cIosest existing Walgreens (19975 SW Tualatin Valley

Highway) to the Site and overlald the 1.5 mile market area for that existing store\ on the aIternatlve site

map.
Summary of Analysis of CBD Zoned Property Within 2 Miles of site

Our analysns identified 175 tax lots W|th CBD desngnatlons in the 2 m||e v:cmlty of the Site.
Notwithstanding the number of tax lots with the appropriate zonlng, no alternative sites are avallable or
suitable for the Proposed Use for three primary reasons:

1) e parcels are within 1.5 miles of the existing Walgreens at 199975 SW Tualatin Valley
Highway; .
2) - e parcels are already developed with commercial uses (including a center that

‘includes a competing drug store that has the exclusive right to occupy the center); and/or

3) The parcels are not at the intersection of busy enough roadways.

Each taxlot is described.in more detail in the "Paréel-by—ParceI Analysis of CBD Zoned Property Within 2.
Miles of Site" section, below.

Appropriateness of CBD Designation for the Site

A
\

Our parc  ay parcel analysis demonstrates that there are no available alternative sites'that are suitable
for the Proposed Use. Seven Hills has also asked for our expert opinion on if the Site is an appropriate
location for a CBD zoning designation and Proposed Use, considering market factors, population density,
the existing lanc  se patterns/uses and street network. “ '
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Most of the size and Iocatlon site demands descnbed above are not unique to the Proposed Use; they
wo! | also apply to most medium scale commercii Ises. The most important Iocatlonal requirements
for a commercial use permitted in the CBD zone is the site must be located on a busy street, ideally at an

_ intersection, with good visibility and access. The site will need to be located in an area that has

adequate resi  ntial density to support the use,b and is not oversaturated with other competing
commercial uses. With the exception .of trade areas related to specific uses and/or brands {i.e.,
Walgreen's trade area of 1.5 miles), there is not a generally accepted market factor metric for minimum
or1 ximum distance between commercial ‘uVSes thatis a reliablepredictbr of success of a site. -

We zlieve that the market area and population density will support rezoning the Site CBD. The
Farmington Mall (approximately 0.25 miles from the site) and other commerecial uses at the intersection
of  '185th and Farmington Road and north of Tualatin Valley HilghWay are inadequate to serve the

me stareaand population given the residential density relative to the amount of re_tail/service space
avi ble. In contr'a_st,,to areas such as Orenco Station and Beaverton Town Square, services are limited
in.the Farmington submarket.' ' ' '

The Aloha Reedville area; partlcularly south of Tualatm Valley Highway, is starved for quality commercial
development Of the entire Aloha-Reedville plannmg area, only about 2% is zoned for commercial use,
which means,that residents have to drive to obtain needed services, contrlbutlng to congestion in the
area. One reason for the lack of comnﬁercial land in Aloha is the street netwfork'does not include many
int  ections of arterial roads. For example; the only east/west arterial or 'hi.‘ ar roads in the vicinity of
the Site are Tualatin Valley Highway and Farmington Road. The Site is arare exam| - of an arterial

" intersection on a transit route, so commerual development is the highest and best use for the Site. We

note that the other three quadrants of the SW Farmington and SW 185th intersection are developed
with commercial uses that are appropriate for the CBD zone. It is unusual to have only three sides of an
arterial intersection developed with commercial uses, while leaving the fourth quadrant as residential.

Proposed Use's Need for Drive-Thrus

Drive-thrus are allowed in the CBD zone, which is another reason the CBD designation is appropriate for
the Site. In the Site's suburban market'ar’eé, a drive-thru is necéssary in order for the proposed use to
be competitive and successful. Approximately 15% of the population within the subject trade area is
above the age of 60, an approximately 39% are households with young children. A drive-thruis an
important component to servicing pharmacy customers who may be suffering from aliments or physical
cor ions which may limit their ability to easily exit their transportation and walk inside the store,
particularly in areas with the demographics of the vicinity of the Site. '

We understand that Seven Hills intends to incorporate many pedestrian and transit oriented design
features into the development, such as a pedestrian plaza and a bus shelter. Appropriate design

eler nts enhance the aesthetics of a project, and make it more appealing to consumers. However, in a
suburban market like Aloha and a property such as this Site that is not on light rail or in a town center,
some design features are not appropriate. For example, regulations that require for parking to be
located behind a building or prohibit drive-thrus are inappropriate and not supported by the ma  :t
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because retailers find these conditions to be a hindrance to servicing their customers and-ultimately.

operating a successful business over the long term. Similarly, burdensome approval criteria and-
processes, such as those assoaated with the TOD desugnatlons can lncrease the cost of and lengthen
the entitlement process for a project so that the development becomes infeasible. If the development

" costs become too expensive, and/or the design elements are not consistent with the retailers’ criteria,

t_hjs significantly jeopardizes the overall viability of the development]. The negative impact of some
design features and the related standards and processes are exacerbated if theyap 'onlytoan

isolated site, such as if the Site was the only TOD-RC south of TV nghway, because it puts the Site at a

competltlve d|sadvantage in the market area.

- Parcel- by-ParceI Analysrs of CBD Zoned Property W|th|n 2 Miles of Site

Attached to-this report are tax lot maps for all of the CBD zoned land in the vncmlty of the Slte Each

parcel is labeled and mdmdually analyzed below to determine if the alternat|ve sites are suitable for the
Proposed Use, based upon the size and locatnon factors identified above If the parcel is developed, the
building size is fhoted. Co

a

leen the number of parcels we relied upon a property's proximity to the exsstmg Walgreens at 19975
SW Tualatin Valley Highway as a gate keepmg size and location requxrement Many of the parcels that
are excluded on the proximity basis also have other defects that have not been elaborated upon in the
lot by lot analysis, such as parcel size, location north of Tualatin Valley Highway, or not located on a busy -
enough intersec n. As notedabove, no available alternative sites within the 2 m|le vucmlty of the Site
are suntable for the Proposed Use. '

: 1) Ref Parcel #1S212DA 05700/ Parcel # RO359702
Lot Size: 0:31 AC (13 504 SF)
--Excluded by prOX|m|ty to existing store.
2) Ref Parcel # 15212DA 05601 / Parcel # R0359695
Lot Size:'0.53 AC (23,087 SF) ’ :
- Excluded by proximity to existing store. -
3) Ref Parcel # 15212DA 05800 / Parcel # R0359711
- Lot Size: 0.28 AC (12,197 SF)
Building Size: 1,947 SF
- Excluded by proximity to existing store.
4) Ref Parcel # 15212DA 05600 / Parcel # R0359686
Lot Size: 0.24 AC (10,454 SF)
- Excluded by proximity to existing store.
5) Ref Parcel #15212DA 05500 / Parcel # R0359677
Lot Size: 2.25 AC (98,010 SF)
- Excluded by proximity to existing store.
6) -Ref Parcel # 15212DA 05402 / Parcel # R0994277
Lot Size: 0.24 AC (10,454 SF)
- Excluded by proximity to existing store.

f
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7) Ref Parcel # 1521‘2DA 07000 / Parcel # RO359/739.
Lot Size: 1.90 AC (82,764 SF)
- Excluded by proximity to existing store.
8) RefParcel # 15212DA 05100/ Parcel #R0359659
Lot Size: 0.19 AC (8,276 SF) '
Building Size: 4,141 SF
- Excluded by proximity to existing store. E _
9) Ref Parcel# 15S212DA 07001 / Parcel # RO359748V
Lot Size: 0.26 AC (11,326 SF)
Building Size: 3,354 SF .
- Excluded by proximity to existing store.
10) Ref Parcel # 15212DA 01500 / Parcel # R0359196
. Lot Size: 0.14 AC (6,098 SF)
‘Building Size: 704 SF
- Excluded by proximity to exnstmg store.
-11) Ref Parcel # 15S212DA 01400 / Parcel_# R0359187
 LotSize: 0.14 AC (6,098 SF) . ‘
Building Size: 1,224 SF .
- Excluded by proximity to_ existing store. "~
12) Ref Parcel # 15212DA 01300/ Parcel # R0359178
Lot Size: 0.23 AC (10,019 SF)
Building Size: 768 SF _
- Excluded by proximity to existing store.
13) Ref Parcel # 1S212DA 01200 / Parcel # R0359169
Lot Size: 0,26 AC (11,326 SF)
Building Size: 1,500 SF.
- Excluded by proximity to existing store.
14) Ref Parcel # 15212DA 01100 / Parcel # R0359150
Lot Size: 0.24 AC (10,454 SF)
Building Size: 1,910 SF
- Excluded by proximity to existing store.
15) Ref Parcel # 15212DA 01000 / Parcel # R0359141
Lot Size: 0.13 AC (5,663 SF)
- Excluded by proximity to existing store.
16) Ref Parcel # 15212DA 01001 / Parcel # R1199973
Lot Size: 0. 18 AC (7,841 SF)
Building Size: 1,335 SF
- Excluded by proximity to existing store.
17) Ref Parcel # 15212DA 00900 / Parcel # R0359132
Lot Size: 0.22 AC (9,583 SF)
Building Size: 1,036 SF
- Excluded by proximity to existing store.
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18) Ref Parcel # 15212DA 00801 / Parcel # R0359123
Lot Size: 0.25 AC (10,890 SF)
- Excluded by proximity to existing store.

19) Ref Parcel # 15212DA 00800 / Parcel # R0359114
Lot Size: 0 20 AC (8 712 SF)
- Excluded by proximity to existing store.

- 20) Ref Parcel # 1S212DA 00700 / Parcel # R0359105
Lot Size: O_.45 AC (19,602 SF) '
Building Size: 884 SF ~
- Excludedt oroximity to existing store.

21) Ref Parcel # 15212DA 00500 / Parcel # RO359089.°
* Lot Size: 0.45 AC (19,602 SF)
Bundlng Size: 1,010 SF 4
-Exclud by proximity to existing store.

22) Ref Parcel # 1SZlZDA 00501 / Parcel # R1325854
Lot Size: 0.10 AC (4,356 SF) '
- Excluded by proximity to, EXlStlng store.

23) Ref Parcel # 15212DA 00600 / Parcel # R0359098
Lot Size: 0.17 AC (7,405 SF) ’
Building Size: 720 SF
- Excluded by prdximity to existing store.

" 24) Ref Parcel # 15212DA 00400 / Parcel # R0359070

Lot Size: 1.33 AC (57,935 SF)
Building Size: 1,305 SF
- Excluded by proximify to existing store.

25) Ref Parcel # 1S212DA 00100_/ Parcel # R0359034

Lot Size: 1.14 AC (49,658 SF) '

Building Size: 3,882 SF
- Excluded by proximity toexisting store.

26) Ref Parcel # 15212DA 00300 / Parcel # R0359061
Lot Size: 0.17 AC (7,405 SF)
Building Size: 700 SF
- Excluded by proximity to existing store.

27) Ref Parcel # 15212DA 00301 / Parcel # R1166972
_ Lot Size:0.20 AC (8,712 SF)
Building Size: 780 SF
- Excluded by proximity to existing store.

28) Ref Parcel # 15212DA 04900 / Parcel # R0359631
Lot Size: 0.33 AC (14,375 SF)
Building Size: 1,887 SF
- Excluc by proximity to existing store.
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29) Ref Parcel # 15212DA 04800 / Parcel # R0359622
- Lot Size: 0.15 AC (6,534 SF) )
Building Size: 572 SF
- Excluded by proximity to existing store.

30) Ref Parcel # 15212DA 05000 / Parcel # R0359640°
Lot Size: 0.38 AC (16,553 SF) '
Building Size: 1,408 SF

- Excluded by proximity to existing store.

31) Ref Parcel # 321, A 04700 / Parcel # R0359613

Lot Size: 0.49 AC (21,344 SF)
Building Size: 728 SF
- Excluded by proximity to existing store.

32) Ref Parcel # 15212DA 04600 / Parcel # R0359604
Lot Size: 0.19 AC (8,276 SF) -
Building Size: 1,280 SF 7 ‘

- Excluded by proximity to existing store.

33) Ref Parcel # 1S212DA 04500 / Parcel # R0359597

Lot Size:.0.25 AC (10,890 SF)
Building Size: 1,618 SF
. - Excluded by proximity to existing store.

34) Ref Parcel # 15212DA 09700 / Parcel # R2087623
Lot Size: 1.06 AC (46,174 SF)

- Excluded by proximity to ekisting store. -

35) Ref Parcel # 15212DA 09800 / Parcel # R2087624
Lot Size: 1.03 AC {44,867 SF) ‘

Building Size: 6,660 SF _
- Excluded by proximity to existing store.
) Ref Parcel # 15212DA 07400 / Parcel # 80360148
Lot Size: 0.65 AC (28,314 SF)
Building Size: 9,210 SF
- Excluded by proximity to existing store.

37) Ref Parcel # 152120A 07500 / Parcel # R0O360139
Lot Size: 0.32 AC (13,929 SF) ' '
- Excluded by proximity to existing store.

38) Ref Parcel # 15212DA 07600 / Parce! # R0359999
Lot Size: 0.52 AC (22,651 SF)

Building Size: 5,040 SF
- Excluded by proximity to existing store.

39) Ref Parcel # 3212DA 07700 / Parcel # R03599980

Lot Size: 0.56 AC (24,394 !
Building Size: 572 SF
- Excluded by proximity to existing store.
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40) Ref Parcel # 15212DA 07300 / Parcel # R035§775
Lot Size: 0.20 AC (8,712 SF)
- Excluded by proximity to eXisting store.
41) Ref Parcel #15212DA 07100 / Parcel # R0359757
Lot Size: 0.18 AC (7,841 SF)
- Excluded by proximity to existing store.
42) Ref Parcel # 15107CB 01300 / Parcel # R0O047185
Lot Size: 2.61 AC (113,692 SF) ‘
Building Size: 62,619 SF
- Excluded by proximity to existing store.
43) Ref Parcel # 15107CB03601 / Parcel # R0047522
Lot Size: 1.46 AC (63,598 SF)
- Excluded by proximity to existing store.
44) Ref Parcel # 15107CB 03700/ Parcel # R0047531
Lot Size: 0.31 AC (13,504 SF)
- Excluded by proximity to existing store.
45) Ref Parcel # 15107CB 03701 / Parcel # R0O047540
Lot Size: 0.14 AC (6,098 SF)
Building Size: 936 SF
" - Excluded by prbximity to existing store.
46) Ref Parcel # 15107CB 03500 / Parcel # R0O047504
Lot Size: 0.14 AC (6,098 SF)
- Excluded by proximity to existing store.
47) Ref Parcel # 15107CB 03501 / Parcel # RO047513
Lot Slze 0.38 AC (16,553 SF)
- Excluded by proximity to existing store.
48) Ref Parcel # 15107CB 03200 / Parcel # R0047498
Lot Size: 0.94 AC (40,946 SF)
- Excluded by proximity to existing store.
49) Ref Parcel # 15107CB 02800 / Parcel # R0047443
Lot Size: 0.19 AC (8,276 SF)
Building Size: 1,093 SF
- Excluded by proximity to existing store.
50) Ref Parcel # 15107CB 02900 / Parcel # R0O047452
- Lot Size: 0.18 AC (7,841 SF)
Building Size: 1,179 SF
- Excluded by proximity to existing store.
51) Ref Parcel # 15107CB 03000 / Parcel # R0047461
Lot Size: 0.25 AC (10,890 SF)
Building Size: 4,456 SF
- Excluded by proximity to existing store.
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52) Ref Parcel # 15107CB 03100 / Parcel # R0047470
Lot Size: 0.22 AC (9,583 SF) ‘
Building Size: 3,180 SF - '
- Excluded by proximity to existing store.
53) R_ef Parcel # 15107CB 03101 / Parcel # R0047489
Lot Size: 0.24 AC (10,454 SF)
Building Size: 720 SF
- Excluded by proximity to existing store. =
54) Ref Parcel # 15107CB 03800/ Parcel # R0047559
Lot Size: 0.40 AC (17,424 SF)
Building Size: 5,280 SF
- Excluded by proximity to existing store.
55) Ref Parcel # 15107CB 03906 / Parcel # R0O047568
Lot Size: 0.55 AC (23,958 SF) -
Building Size: 11,214 SF
- Excluded by proximity to existing store.
56) Ref Parcel # 15107CB 04100 / ParCeI.#_ROO47577
Lot Size: 0.11 AC (4,792 SF)
/" Building Size: 1,071 SF
- Excluded by proximity to existing store.
57) Ref Parcel # 15107CB 04200 / Parcel # R0047595
Lot Size: 0.15 AC (6,534 SF)
- Excluded b'y proximity to existing store.
58) Ref Parcel # 15107CB 04101 / Parcel # RO047586
Lot Size: 0.30 AC (13,068 SF)
- Excluded by proximity to existing store. _
59) Ref Parcel # 15107CB 04300 / Parcel # R0047602
Lot Size: 0.25 AC {10,890 SF) '
- Excluded by proximity to existing store.
60) Ref Parcel # 15107CB 04301 / Parcel # R0047611
Lot Size: 0.315 AC (13,504 SF)
Building Size: 3,500 SF
- Excluded by proximity to existing store.
61) Ref Parcel # 15107CB 04400 / Parcel # R0047620
Lot Size: 0.99 AC (43,124 SF)
Building Size: 2,074 SF
- Excluded by proximity to existing store.
62) Ref Parcel # 1S107CB 04500 / Parcel # RO047639
Lot Size: 0.27 AC (11,761 SF)
Building Size: 2,580 SF~
- Excluded by proximity to existing store.
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63) Ref Parcel # 15107CB 04600 / Parcel # RO047648
Lot Size: 0.63 AC (27,443 SF):
- Excluded by prOX|m|ty to exnstlng store.

64) Ref Parcel # 15107CB 04700 / Parcel # R0O047657
Lot Size: 0.24 AC (10,454 SF)
Building Size: 1,176 SF
- Excluded- by proximity'to eXIstlng store.

65) Ref Parcel # 1SlO7CB 04800/ Parcel # R0047666

Lot Size: 0.25 AC (10,890 SF)
Building Size: 648 SF
- Excluded by proximity to ex:stlng store.
. 66) Ref Parcel #15107CB 04801/ Parcel # R0047675
Lot Size: 0.22 AC (9,583 SF)
- Excluded by proxnmlty to existing store. .
'67) Ref Parcel # 15107CB 04900/ Parcel # R0047684
Lot Size: 0.41 AC (17,860 SF)
Buﬂdmg Size: 1,488 SF
- Excluded by proximity to existing store.
~ 68) Ref Parcel # 15107CB _05000/ Parcel # RD047693
Lot Size: 0.42 AC (18,295 SF)
Building Size: 1,154 SF
- Excluded by proximity to existing store:
69) Ref Parcel # 15107CB 05100 / Parcel # R0047700
LotSize .67 AC (29,185 SF)
Building Size: 2,830 SF
- Excluded by proximity to existing store.
70) Ref Parcel # 15107CB 05101 / Parcel # R0O047719
Lot Size 67 AC (29,185 SF)
: - Excluded by proximity to existing store.
.+ 71) Ref Parcel # 15107CC 01201/ Parcel # R1367167
Lot Size .04 AC (1,742 SF)
- Excluded by proximity to existing store.
72) Ref Parc  #15107CC 01200 / Parcel # R0047988
Lot Size: 0.16 AC (6,970 SF)
Building Size: 1,161 SF
- Exclud by proximity to existing store.
73) Ref Parcel # 15107CC 01100 / Parcel # R0047979
Lot Size .16 AC (6,970 SF)
Building Size: 1,869 SF
- Excluded by proximity to existing store.
74) Ref Parcel # 15107CC 01000 / Parcel # RO047960
Lot Size .08 AC (3,485 SF)

10
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Building Size: 1,226 SF .
- Excluded by proximity to existing store.

75) Ref Parcel # 15107CC 00900 / Parcel # R0047951 |

Lot Size: 0.23 AC (10,018 SF)
Building Size: 4,000 SF
- Excluded by proximity to existing store.

76) Ref Parcel # 15107CC 00800 / Parcel # R0047942

Lot Size: 0.45 AC (19, 602 SF) .
Bu ling Size: 9,495.SF A .
- Excluded by proximity to existing store. - _

77) Ref Parcel # 15107CC 00700 / Parcel # R0O047933
Lot Size: 0.17 AC (7,405 SF) '
Buiiding Size: 1 ,699 SF . .

- Excluded by proximity to emstmg store
78) Ref Parcel # 15107CC 00500 / Parcel # R0047924
Lot Size: 0.32 AC (13, 939 SF)
Building Size: 1,396 SF and 704 SF
- Excluded by proximity to existing store.
79) Ref Parcel # 15107CC 00400 / Parcel # R0O0473915
' Lot Size: 0.13 AC (5,663 SF)
Building Size: 1,111 SF
- Excluded by proximity to existing store.

80) Ref Parcel # 15107CC 00301 / Parcel # R0047906
Lot Size: 0.24 AC (10,454 SF)

- Excluded by proximity to existing store.

81) Ref Parcel # 15107CC 00300 / Parcel # R0047899
Lot Size: 1.86 AC (81,022 SF)

- Excluded by proximity to existing store.

82) Ref Parcel # 15107CC 00201 / Parcel # R0O047880
Lot Size: 0.46 AC (20,038 SF)

. Building Size: 2,116 SF ‘
- Excluded by proximity to existing store.
83) Ref Parcel # 15107CC 00200 / Parcel # R0O047871
" Lot Size: 0.50 AC (21,780 SF) _
Building Size: 2,240 SF and 4,200 SF
- Excluded by proximity to existing store.

84) Ref Parcel # 15107CC 00102 / Parcel # R0047862
Lot Size: 1.03 AC (44,867 SF)

- Excluded by proximity to existing store.

85) Ref Parcel # 15107CC 00100 / Parcel # R0O047835
Lot Size: 0.68 AC (29,621 SF)

™
N\
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Building Size: 5,040 SF and 4,320 SF
" - Excluded by proxnmlty to existing store.
86) Ref Parcel # 15107CC 00101 / Parcel # ROO47844
Lot Size:0.23 AC (10,019 SF) -
Building Size: 2,400 SF '
- Excluded by proximity to existing store.
87) Ref Parcel # 1$107CC 01301/ Parcel # R1346715
Lot Size: 0.22 AC (9,583 SF)
- Excluded by proximity to existing store.
88) Ref Parcel # 15107CC 01600 / Parcel # R0048013
Lot Size: 0.19 AC (8,276 SF) i
- Excluded by proximity to existing store. -
~ 89) Ref Parcel # 15107CC 01501 / Parce! # R1200685
Lot Size: 0.04 AC (1,742 SF) '
- Excluded by prbximity to existing store..
90) Ref Parcel # 15107CC 01800 / Parcel # R0048031
Lot Size: 0.08 AC (3,485 SF)
Building: 1,128 SF
«cluded by proximity to existing store.
91) Ref Parcel # 15107CC 01700 / Parcel # R0048022
Lot Size: 0.24 AC (10,454 SF) '
. - Excluded by proximity to existing store.
92) Ref Parcel # 1510_7CC 01900 / Parcel # R0O047906
Lot Size: 0.24 AC (10,454 SF)
- Excluded by proximity to existing store.

93) Ref Parcel # 1S107CA 02100 / Parcel # R0046907

Lot Size: 0.19 AC (8,276 SF)
Building Size: 1,055 SF
- Excluded by proximity to existing store.
94) Ref Parcel # 15107CA 01900 / Parcel # R0046881
Lot Size: 0.28 AC (12,197 SF)
Building Size: 1,030 SF
- Excluded by proximity to existing store.
95) Ref Parcel # 15107CA 01801 / Parcel # R1449953
Lot Size: 0.20 AC (8,712 SF)
Building Size: 881 SF
- Excluded by proximity to existing store.
96) Ref Parcel # 15107CA 02000 / Parcel # RO046890
Lot Size: 0.12 AC (5,227 SF)
Building Size: 864 SF
- Excluded by proximity to existing store.

12
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97) Ref Parcel # 15107CA 01700 / Parcel # RO046863

Lot Size: 0.34 AC (14,810 S
Building Size: 881;SF
- Excluded by proximity to existing store.

~ 98) Ref Parcel # 15107CA 01600 / Parcel # R0046854

Lot Size: 0.39 AC (16,988 SF) .
Building Size: 848 SF _
- Exclu d by proximity-to existing store.

99) Ref Parcel # 15107CA 01400 / Parcel # RO046827

100)

101)

102)

103)

104)

105)

106)

107)

Lot Size: 0.44 AC (19,166 SF)

Building Size: 1,362 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CA 01200 / Parcel # R0046809
Lot Size: 0.43 AC (18,7315F) ¢

Building Size: 1,454 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CA 01100 / Parcel # R0046792
Lot Size: 0.52 AC (22,651 SF) , '
Building Size: 1,568 SF and 1,960 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CA 00800 / Parcel # R0046765
Lot Size: 0.63 AC (27,443 SF)

- Excluded by proximity to existing store.

Ref Parcel # 1S107CA 00801 / Parcel # R1449953
Lot Size: 0.20 AC (8,712 SF)

Building Size: 881 SF

- Exclu d by proximity to existing store.

Ref Parcel # 1S107CA 00701 / Parcel # R0O046756
Lot Size: 1.27 AC (55,321 SF).

Building Size: 2,542 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CD 00900 / Parcel # R0048834
Lot Size: 0.20 AC (8,712 SF)

Building Size: 1,568 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CD 01000 / Parcel # R0048843
Lot Size: 0.22 AC (9,583 SF)

Building Size: 2,785 SF

- Excluded by proximity to existing store.

Ref Parcel # 15107CD 00800 / Parce! # R0048825
Lot Size: 0.50 AC (21,780 SF)

13
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. Building Size: 3,000 SF

108)

1 109)

- Excluded by proximity to existing store.

Ref Parcel # 15107CD 00700 / Parcel # R0048816
Lot Size: 0.84 AC (36,590 SF)

- Excluded by prOX|m|ty to exnsting store.

Ref Parcel # 15107CD 00500 / Parcel # R0O048807
Lot Size: 0.48 AC (20,909 SF) -

Building Size: 2,216 SF

110)

111)

112)

" - Excluded by proximity to existing store.

Ref Parcel # 15107CD 00401 / Parcel # R0048781

‘Lot Size .58 AC (25,265 SF)

Building Size: 13,884 SF

< Excluded by proximiity to existing store.

Ref Parcel # 15107CD 00400 / Parcel # R0048772
Lot Size: 0.18 AC (7,841 SF)

- Excluded by proximity to existing store. '

Ref Parcel # 1S107CD 00490 / Parcel # RO048790

Lot Size: 0. 38 AC (16,553 SF)

113)
114)
115)

116)

- Excluded by proximity to existing store.

Ref Parcel # 15107CD 00100 / Parcel # R0048754

Lot Size: 0.24 AC (10;454 SF)

- Excluded by proximity to existing store.
Ref Parcel # 15107CD 00201 / Parcel # R0048763

Lot Size: 0.34 AC (14,810 SF)

-Exclud 2y proximity to existing store. -

Ref Parcel # 15107CD 03300 / Parcel # R2050536
Lot Sizé 07 AC (3,049 SF)

- Excluded by proximity to existing store.

Ref Parcel # 15107DC 00600 / Parcel # R0049762
Lot Size: 1.25 AC (54,450 SF)

- - Excluded by proximity to existing store.

117)

118)

119)

120)

Ref Parcel # 15107DC 00700 / Parcel # R0049833

Lot Size: 0.46 AC (20,038 SF)

- Excluded by proximity to existing store.

Ref Parcel # 15107DC 00800 / Parcel # R0049842
Lot Size: 0.13 AC (5,663 SF)

- Excluc by proximity to existing store.

Ref Parcel # 15107DC 00801 / Parcel # R0049851
Lot Size: 0.41 AC (17,860 SF)

- Exclude 2y proximity to existing store.

Ref Parcel # 15107DC 00601 / Parcel # R0049771
Lot Size: 0.19 AC (8,276 SF)

14
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132)

Building Size: 1,506 SF
- Excluded by proximity to existing store.

Ref Parcel # 15107DC 50000 / Parcel # R1201531

- Lot Size: 0.44 AC (19,346 SF)

133)

- Excluded by proximity to existing store.

Ref Parcel # 15107DC 90001 / Parcel # R1201540

Lot Size: 0.01 AC (476 SF)

134)

Building Size: 1,024 SF _
- Excluded by proximity to existing store.

Ref Parcel # 15107DC 90002 / Parcel # R1201559

‘Lot Size: 0.01 AC (526 SF)

©.135)

Building Size: 1,024 SF

- Excluded by proximity to existing store.

‘Ref Parcel # 15107DC 90003 / Parcel # R1201568

‘Lot Size: 0.01 AC (561 SF)

136)

Building Size: 1,024 SF
- Excluded by proximity to existing store.
Ref Parcel # 15107DC 90004 / Parcel # R1201577

Lot Size: 0.01 AC (544 SF)
* Building Size: 1,024 SF

137)

138)°

139)

140)

141)

- Excluded by proximity to'existing storel.

Ref Parcel #.15107DC 90005 / Parcel # R1201586
Lot Size: 0.01 AC (552 SF)

Building Size: 1,024 SF

- Excluded by proxirﬁity to ekisting store.

Rel arcel #15107DC 90‘006‘/ Partel #R1201595

‘Lot Size: 0.01 AC (536 SF)

Building Size: 1,024 SF
- Too small

- Inferior location, not on the main intersection of trade area

Ref Parcel # 1S107DC 00100 / Parcel # R0049708
Lot Size: 0.26 AC (11,326 SF) '

- Excluded by proximity to existing store.

Ref Parcel # 15107DC 00201 / Parcel # R0049726
Lot Size: 0.19 AC (8,276 SF)

Building Size: 1,897 SF

- Excluded by proximity‘fo existing store.

Ref Parcel # 15107DC 00200 / Parcel # R0049717
Lot Size: 0.10 AC (4,356 SF)

Building Size: 644 SF

- Excludgd by proximity to existing store.

16
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12)

143)

Ref Parcel # 15107DC 01400 / Parcel # R0O049904
Lot Size: 0.85 AC (37,026 SF) N

- Excluded by proximity to eXiéting store.

Ref Parcel # 15107DC 05600 / Parcel # R0050893
Lot Size: 0.74 AC (32,234 SF) .
Building Size: 7,316 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 03700 / Parcel # R0356625

Lot Size: 0.40 AC {17,424 SF)

145)

- Excluded by proximity to existing store.'

Ref Parcel # 1521208 03800 / Parcel # R0356616
Lot Size: 0.40°AC (17,424 SF) |

Building Size: 1,602 SF ' _

- Excluded by proximity to existing store.

Ref Parcel #15212DB 01100 / Parcel # R0359891
Lot Size: 0.77 AC (33,541 SF) -

Building Size: 3,314 SF -~

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 01200 / Parci  # R0359908

Lot Size: 0.35 AC (15,246 SF)

* Building Size: 1,196 SF v
- Excluded by proximity to existing store. .
Ref Parcel #.15212DB 01300 / Parcel # R0359917

150)

151)

152)

/

Lot Size: 0.27 AC (11,761 SF)

Building Size:. 1,554 SF

- Excluded by proximity to,eXisting store.

Ref Parcel # 15212DB 01400 / Parcel # R0359926
Lot Size: 0.32 AC (13,939 SF)

- Excluded by proximity to existing store.

Ref Parcel # 15212DB‘\01500 / Parcel # R0359935
Lot Size: 0.42 AC (18,295 SF)

Building Size: 1,388 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 03900 / Parcel # R0356778
Lot Size: 0.91 AC (39,640 SF)

Building Size: 7,134 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 04100 / Parcel # R2079050

‘Lot Size: 0.27 AC (11,761 SF)

153)

- Excluded by proximity to existing store.
Ref Parcel # 15212DB 04200 / Parcel # R2079051
Lot Size: 0.20 AC (8,712 SF)

17
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- Building Size: 1,690 SF

154)

- Excluded by proximity to existing store.
Ref Parcel # 15212DB 04000 / Parcel # R2079049

Lot Size: 0.42 AC (18,295 SF)

Building Size: 7,000 SF

- Excluded by proximity to existing store.

155)

156)

157)

Ref Parcel # 15212DB 01600 / Parcel # R0359944
Lot Size: 0.30 AC (13,068 SF)

Building Size: 5,814 SF.

- Excluded by proximity to existing store.

Ref Parcel # 15212D8 01601 / Parcel # R0359953 -

Lot Size: 0.45 AC (19,602 SF)
Building Size: 2,108 SF '
- Excluded by proximity to existing store.

g Ref Parcel # 15212DB 01602 / Parcel # R2001154

Lot Size: 0.04 AC (1,742 SF)

- Excluded by proximity to existing store.:

158)

159)

160)

Ref Parcel # 15212DB 02500 / Parcel # R0360059 -

Lot Size: 0.20 AC (8,712 SF)
Building Size: 801 SF.
- Excluded by proximity to existing store.

Ref Parcel # 15212DB02600 / Parcel # R0O360068

Lot Size: 0.21 AC (9,148 SF)

Building Size: 1,287 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02700 / Parcel # R0360077
Lot Size: 0.21 AC (9,148 SF)

Building Size: 1,618 SF

- Excluded by proximity to existing store.

161)

162)

©163)

Ref Parcel # 15212DB 02800 / Parcel #. R0360086' '

Lot Size: 0.81 AC (35,284 SF)

Building Size: 1,450 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212D8.02801 / Parcel # R0360095
Lot Size: 0.25 AC (10,890 SF)

Building Size: 2,480 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02400 / Parcel # R0360040
Lot Size: 0.37 AC (16,117 SF)

Building Size: 1,712 SF

- Excluded by proximity to existing store.

18
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4)

166)

' 167)

168)

169)

170)

171)

172)

173)

174)

Ref Parcel # 15212DB 02300 / Parcel # R0360031
Lot Size: 0.40 AC (17,424 SF)

Building Size: 816 SF:

- Excluded by proximity to existing store.

) Ref Parcel # 15212DB 02200 / Parcel # R0360022

Lot Size: 0.40 AC (17,424 SF)

Building Size: 816 SF.

- Exclu dby proximify to existing store. -

Ref Parcel # 15212DB 02100 / Parcel-# R0360004
Lot Size: 0.28 AC (12,197 SF).

Building Size: 1,105 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02101 / Parcel # R0360013
Lot Size: 0.56 AC (24,394 SF)- -

Bt ding Size: 2,544 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02802 / Parcel # R0360102

Lot Size: 1,01 AC (43,996 SF)

Building Size: 4,983 SF

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02900 / Parcel # R0360111
Lot Size: 0.67 AC (29,185 SF)

Building Size: 2,485 SF '

- Excluded by proximity to existing store.

Ref Parcel # 15212DB 02901 / Parcel # R0360120
Lot Size: 0.42 AC (18,295 SF)

- Excluded by proximity to existing store.

Ref Parcel # 15118CA 00101 / Parcel # R0155307
Lot Size: 5.00 AC (217,800 SF) "

Building Size: 36,854 SF

- Excluded by proximity to.existing store.

Ref Parcel # 15118CA 00102 / Parcel # R0155316
Lot Size: 16.40 AC (714,384 SF)

- Excluded because it is an existing shopping center with Rite Aid as an anchor who has an

exclusive.

Ref Parcel # 15118CA 00100 / Parcel # R0155290
Lot Size: 3.09 AC (134,600 SF)

- Excluded due to pond/park/wetlan area

Ref Parcel # 15S118CA 00103 / Parcel # R0155325
Lot Size:0.69 AC (30,056 SF)
Building Size: 2,833 SF
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- E‘xcluded because it is an'existing shopping center with Rite Aid as an anchor who has an

exclusuve
175) Ref Parcel # 15118CA 00300 / Parcel # RO155334
N Lot Size: 0.55 AC (23,958 SF)
- Excluded- because itisan exnstmg shopping center wnth the Aid as an anchor who has an
exclusive. -

*All other parcels zoned. CBD on maps 15212CA, 15212CB and 15211DA are excluded due to the
prox1m|ty of the Walgreens store at 19975 SW TV Hwy. :

*Sincerely,

 Jeff Olson .
Commercial Realty Advnsors NW, LLC
- 733 SW 2" Ave; Suite 200
Portland, OR 97204
P: 503-274-0211 x160
F: 503-274-0985
C: 503-957-1452 b
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Fetf:0lson

PRO® 5SIO AL HISTORY
Commercial Realty Advisors NW, Portland, OR, 2004 to present - Member/broker
representing national and local retailers in site acquisitions and providing leasing services to
shopping center owners ‘
Coca-Cola, Portland, OR & Los Angeles, CA, 1998 to 2004 - Managed sales and marketing of
Coca-Cola products to local, regional and national retailers

EDUCATION :
Graduated from Washington State University in 1998 with a BA in International Business

AWARDS AND AFFILIATIONS
International Council of Shopping Centers (‘'ICSC")
Commercial Association of Realtors (*CAR")
2009 CAR “Retail Broker of the Year”
2010 CAR “Retail Broker of the Year”

LICENSES
Broker - State of Oregon
Associate Broker - State of Washington

PERSONAL
Born in Portland, OR
Married 9 years, 4 sons



-4.,\ - - - - -

aw.uple Projects & C ents

1 civ-ioust of retail clients include:

" I en,: ruse, Del Taco, Burger King, Palm Beach Tan/Desert Sun Tanning, Les Schwab Tire
‘ciere R¢ ~~A-Center, Life Time Fitness, Dutch Bros. Coffee, Great Clips for Hair, Relax the

da o g8, Outlaw BBQ Company, Jackson Hewitt Tax Services, Fitness Together,

“le . . v.crapeutic Massage, Black Bear Diner, Kool Smiles Dentistry for Kids, Regency

LoD noviate

i developer clients include:

- atist, Atlas Investments, Seven Hills Properties, Pacific Star, Kimeo Realty, Regency
nte s, Westwood Development, KFS Properties, West Coast Investment Realty, MA]

~evepr nt Corp ' ‘

o . PROJECTS
e micitions for Chase in Oregon & SW Washington
tite vsitions for 7-Eleven in Oregon & SW Washington
vions for Burger King in Oregon & SW Washington
M ketiv o & leasing of The Crossroads at Orenco Station, Hillsboro
. -asing of Clackamas Promenade, Portland

» - ting & leasing of the Columbia Tech Center Retail at 192 & Mill Plain Blvd, Vancouver

. ¥ 4 leasing of Columbia Crossing, Vancouvér, WA |
il irins for Life Time Fitnesé in Oregon & SW Washington
site ¢ itions for Del Taco in Oregon & SW Washington

L ieasing of the Gateway Shopping Center, Portland
Vi - .asing of Eastport Plaza, Portland
M e-tn & Jeasing of Uptown Shopping Center, Portland
..casing of Harbor Shops @ Jantzen Beach, Portland

M nne & leasing of Gfeenhouse Square, Clackamas ,

; sitions for Palm Beach/Desert Sun Tahning, Oregon & SW Washington

4 nsfor Dutch Bros. Coffee, Portland/Vancouver Metro Area
ui ons for KeyBank in Oregon & Washington
Sit . ....ions for Great Clips for Hair, Oregon & SW Washington
‘ns for Relax the Back, Portland Metrb Area

Voosto o surplus disposition for NW Rugs, Portland
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Andrew Jones, Vice President
PacTrust
Portland, OR

David Caldw: , President
West Coast Investment Realty
Encinitas, CA

Lou Elliott
Elliott Associates
Portland, OR

Ken Simon
KFS Properties
Santa Monica, CA

Richard Loffelmacher, Director of Retail Development
Pac rust
Portland, OR

Bareq Peshtaz, President

Palm Beach T.
Seattle, WA

Brian Heitzm:
New Plan Development

Dallas, TX

Patrick Flanagan

KeyBank Cot rate Real Estate
Portland, OR

503-624-6300
760-481-7900
503-224-6791
310-576-6666 |
503-624-6300
425-433-1900
972-668-2989

503-353-2266
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47 9712 DA i PRE-APPLICATION DATE:

BHWESHINGTO " eesroenessesomseenasneeum et st oot e T e At eeenreeremt ooy
Dept. of Land Use & ff:ﬁ D W E i Service Provider: PLEASE RETURN THIS FORM TO
‘a Development Servicdb|Di {\ ! APPLICANT:
Current Plannlng Segq .
:ﬁlf{: 1% Aveg;:1ez #3603 AN 2 2 Zﬂl} {_ﬂ { COMPANY: Perling Coie LLP (applicant's representati\/e)
sboro, OR 4 : .
Ph. (503) 846-8781 Fax t503) 846-2908 i : CONTACT: _Dana ‘Krawczuk :
http:/fwww.co.washington.or.us _,.j ! ADDRESS: _ 1120 NW "auch St ;
Request For Statemen . T Portland, OR 97209
Availability (Service Provider Letter) { PHONE: 503.727.2036

.....................................................................................

OWNER[SJ Westside Community Church of Washlngton County
NAME: .  c¢fo Gahe Kolstad
ADDRESS: 18390 SW Farmington Rd
_Beaverton, OR 97007 '
PHONE: ~ 503.784.7688

[]. WATER DISTRICT:
[ FIREDISTRICT: __ —
[0 cItyor:
Xl ¢ EAN WATER SERVICES (Sannary Sewer)

Addltlo,nally, you'll need our separate, individual  Property Desc.: Tax Map(s): . Lot NUF}ber(S)
request forms t »d: _ 01S01W18bb 800, 99 oa‘”d 1000
‘¢ Clean Water Services (Surface Water Mgmt ) 4

¢ Tri-Net Site Size: Approximately 2.24 acres

¢ School . Site Address: QAZQ SW arm[nqton Rd

+ Sheriff/ Police Nearest cross street (or directions to site): -

+ Tualatin Hills Park & Recreation District 185th Avenue

PROPOSED PRO.  CT NAME: Walgreehs 185th & Farmington

PROPOSED DEVELOPMENT ACTION: (DEVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Comprehensive Pl “'Amendment from R 15t0 CBD .

EXISTING USE: R tial PROPOSED USE: Commercial

Pharmacy = ~ 14,5650 SF & Bank or Fast Food w/drive thru = ~2,625 SF
IF RESIDENTIAL: - : IF INDUSTRIAL/COMMERCIAL: IF INSTITUTIONAL:

NO. OF DWELLING UNITS; TYPE Of Use: _See above NO.SQ.FT. _ v
SINGLE FAM. MULTI-FAM. NO. OF SQ. FT. (GROSS FLOOR AREA) NO. STUDENTS/EMPLOVEESIMEMBERS:

woees ATTENTION SERVICE PROVIDER***** _
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
RETURN THIS COMPLETED FORM TO THE APPLICANT AS.LISTED ABOVE.
(Do NOT return this form to Washington County. The appllcant will submit the completed form with

their and Dev pment Application submittal).
LYY PO 000000 00000000000 00600800000600008060060006000060000000000000000000
E(S .

ERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJEGT. (Use additional shests if necessary.)
'Please indicate what improvements, or revislons to the proposal are needed for you to provide adequate service {o this prolect.

4 - 9‘\\ o '
StGNATURE(;ﬁ’UU‘“’ “%‘ZW * POSITION: E-—TB DATE: I/ >0 A ?—4

SERVICE LEVEL IS INADEQUATE TO SERVICE THE PROPOSED PROJECT.
Please Indicate why the ser 2 level! Is Inadequate.

DATE:

SIGNATURE: POSITION:
Servica Pro General 10/20/10
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. wxsqa {GTON COUNTY : PRE-APPLICATION DATE

BERY v Nco Dept. of Land U - a —-v-'—*""‘"‘i R T L :

m’ Development S (ﬁ W E ; Service Provider: PLEASE RETURN THIS FORM TO :

x = S Current l:lannin n APPLICANT: :
F. 1 Averpy$350-12 JAN 2 g 2012 H : COMPANY: Perkins Cole LLP (applicant's representatn/e)
aroot :3 (/503) 846-87¢ 'atx <5°3) 848-2¢ v/ | : CONTACT: Dana Krawczuk : ;

pi/iwww.co.wgsaington.or.us t : -
' : . i : ADDRESS: 1120 NW Couch St

Re test Fo-r Statement Of Desigh-——— S Porian  OR 97209

Considerations For Surface Water | PHONE:  503.727.2036 :

Management. (Clean Water Ser\”ceS) .....................................................................................

. OWNER(S): Westside Community Church of Washmgton County
. c/o Gabe Kolstad

X] CWS (Clean Water Services) NAME:

2550 SW Hl”Sboro Hwy ADDRESS: 18390 SwW Farmlngton R

Hillsboro, ¢ .. 97123-9379 . Beaverton, OR 97007

503-681-3600 : PHONE: 503.784.7688

: Property Desc.: Tax Map(s): . Lot Number(s)
(] OTHER 01504W19bb 800, 8063nd 1000
B 401

Site Size: Approximately 2.24 acres

Site Address: 18470 SW Farminaton Rd -
Nearest cross street (or directions to site)
185th Aven

PROPOSED PROJECT NAME: Walgreens 185th & Farmington

PROPOSED DEVELOPMENT ACTION: (DEVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Comprehensive Plan Amendment from R 15 to CBD

EXISTING USE: Residential ' PROPOSED USE:-Commercial
Pharmmacy = ~ 14,550 SF & Bank or Fast Food w/dnive thru = ~2,625 SF

IF RESIDENTIAL: IF INDUSTRIAL/COMMERCIAL: IEINSTITU™ DNAL:
NO. OF DWELLING UNITS: ' TYPE OF USE: See above NO.SQ. FT. _
SINGLE FAM. MULTI-FAM, NO. OF $Q: FT. (GROSS FLOOR AREA) NO STUDENTS/EMPLOYEES/MEMBERS:
:..0....0.0.0...0..0..00...0.'00.‘0.0...........0..0..‘....0..._.....

- . ®
. > ATTENTION SERVICE PROVIDER™***- .
o PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
« RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE. _ .
$ (Do NOTre 1 this form to Washington County. The applicant will submit the completed form with their Land .
e Developmer Application submittal). .
......._.................................Q..........................

ATTACH THE FOLLOWING INFORMATION TO THIS APPLICATION:
1. Topographical map (minimum scale 1"= 200", contour interval no closer than 5 feet)
2. Development iayout (streets, lots, parking areas, building configuration, pathways, creeks, wetland, landscape areas)
3. Vicinity map (minimum scale 1* — % mile)

N

TO BE COMPLETED BY GOVERNING JURISOICTION. DEVELOPMENT ACTION SUBMITTAL MUST CONSIDER:
%FY ™Y @,ﬁi‘i

Water Quality Facility required N Water Quantity Facility reqi  ed
Hydraulic and hydrological analysls required MY [N E:

COMMENTS/EXPLANATION: : Dc?&m(s AL ctiied ¥ LY

Vegetated corridor required ay N

R

SIGNATURF /77 POSITION: (- DATE: | 'll 3‘3’/ {Z—

Service F WS 10/20/10




coinc D Exhibit 7c

12-222-PA
85 of 223
. . PRE-APPLICATION DATE: .
WASHINGTON COUNTY S o e RPN .
Dept. of Land Use & Transportation i Service Provider: PLEASE RETURN THIS FORM TO: i
Develobment Services Division H APPLICANT:
Curr JIanm Section HE e
ng :
3 :ﬁﬂ; 1 évenue #350-13 : COMPANY: _Perkine ~~i~ '+ P (applicant's representatz\/e)
-~ illsboro, OR 97124 :
OreG Ph. (503) 846-8761 Fax (503) 846-2908 : CONTACT: _Dana Krawczuk
http://www.co.washington.or.us : ADDRESS: 1177 MW Couch St
Request For Statement Of Service Poruand, OR 97209
Availability (Service Provider Letter) PHONE: 503 727.2036
] WATER DISTRICT: ) M@l Westside Community Church of Washlngton County
FIRE DISTRICT: TVFR NAME: c/o Gabe Kolstad

ADDRESS: 18390 SW Farmington Rd
Beaverton, OR 97007
PHONE: 503.784.7688

0 CITYOF: _ .
[ CLEANWATERSI VICES (Sanitary Sewer)

Additionally, you’ll need our separate, individual Property Desc.: Tax Map(s): Lot Number(s):
request forms titled: 01S01W19bb 800, 900 and 1000
¢ Clean Water Services (Surface Water M gmt.)

¢ Tri-Met Site Size: Approximately 2.24 acres

¢ School " Site Address: _18470 SW _Farmington Rd

¢ Sheriff /'Police Nearest cross street (or directions to site):

4 Tualatin Hills Park & Recreation Dlstnct 185th Avenue

PROPOSED PROJECT NAME: Walgreens 185th & Farmington
PROPOSED DEVELOPMENT ACTION (DEVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Compréhensive Pl Amer ient from R 15 to CBD

EXISTING USE: Residential PROPOSED USE: Commercial
: ) Pharmacy = ~ 14,550 SF & Bank or Fast Food w/drive thru = ~2,625 SF
IF RESIDENTIAL: IF INDUSTRIAL/COMMERCIAL: iF INSTITUTIONAL
NO. OF DWELLING UNITS: TYPE OF USE: See above NO. SQ. FT.
SINGLE FAM. MULTI-FAM. NO. OF SQ. FT. (GROSS FLOOR AREA) ) NO. STUDENTS/EMPLOYEES/MEMBERS: _____

IOO'.OD..OO...QOO00;000000000000.009.00.000.0.00000..000.9.0..0.0
*s ATTENTION SERVICE PROVIDER* %+

PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).

RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE.

Jo NOT return this form to Washington County. The applicant will submit the completed form with
e their Land Develo Dment Apphca’uon submlttaII

P03 000
2000 0GOOCDOS

THIS IS NOTA FIRE DISTRICTAPPROVAL

The Fire District has personnel and equipment in the area that can respond to an emergency
incident and implem  t such actions as may be necessary for fire and/or rescue operations.

Drawings and/or plans illustrating fire apparatus access and firefighting water supply
requirements consistent with duly adopted fire code standards shall be submitted to Washington

County for their approval.

See approved, stamped plans for additional information.

“I; o

Ty Darby, Deputy Fire Marshal Date
Tualatin Valley Fire & Rescue
North Operating Center

ezl




:zthégn;(;A | | | 'EXhibit 7d

86 of 223
. : PRE-APPLICATION DATE: -
Gron e, KI}SMHLLN?JO;!TCOUNTY jraereenes s e RPN :
<, DeSélopme?ﬂ Sjriicesr?)?\s/‘iz?;\abon 7 ~ Service Provider: PLEASE RETURN THIS FORM TO:
Current Planning Section ' . APPLICANT:
2EY 158N 1?'-A\éegu1e.2#350-13 ! COMPANY: Perkins Coie LLP (applicant's representata/e)
. Hillsboro, OR 97124 :
O""Go“ Ph. (503) 846-8761 Fax (503) 846-2908 : CONTACT: _Dana Krawczuk
hitp:/iwww co.washington.or.us _ i ADDRESS: 1120 NW Couch St
Request For Statement Of Service - Portland, OR 97209
Availab ty (Service Provider Letter) PHONE: 503.727.2036
X} WATER DISTRICT: TVWD . OWNER(S): Westside Communliy Church of Washtngton County
D FIRE DISTRICT: NAME: ¢/o Gabe Kolstad ,
[J CITY OF: i ADDRESS; 18380 SW Farmington Rd

Beaverton, OR 97007
PHONE: 503.784.7688

Additiona , you'll need our separate mdwldual Property Desc.: Tax Map(s): Lot Number(s):
request forms titled: . -01S01W15bb 800, 900 and 1000

[C] CLEAN WATER SERVICES (Sanitary Sewer)

¢ Clean Water Services {Surface Water Mgmt.) ‘

¢ Tri-Met = . Site Size: Approximately 2.24 acres

¢ School Site Address: 18470 SW Farmingtor Rd
o Sheriff / Police Nearest cross street (or directions fo site):
¢ Tualatin Hills Park & Recreation Dlstrlct 185th Avenue

PROPOSED PROJECT NAME: Walgreens 185th & Farmington

PROPOSED DEVELOPMENT ACTION: {DEVELOPMENT REVIEW. SUBDIVISION. MINOR PARTITION, SPECIAL uéE)
Comprehensive Plan Amendment from R 15 to CBD

EXISTING USE: Residential _ PROPOSED USE: Commercial
Pharmacy = ~ 14, 550 SF & Bank or Fast Food w/drive thru = ~2,625 SF
IF RESIDE JAL: - R INDUSTRIAL/COMMERCIAL ~IF INSTITUTIONAL:
NO. OF DWELLING UNITS; TYPE OF Use: _See above NO. SQ. FT.
SINGLE FAM, MULTI-FAM, NO. OF 5Q. FT. (GROSS FLOOR AREA) NO. STUDENTS/EMPLOYEES/MEMBERS:

O.......O.QOQ0.0..O..O..O..O.....'..O........0.0.0..0....'......0

P ATTENTION SERVICE PROVIDER ™ ***
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE)
RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE,

(Do NOT return this form to Washington County. The applicant will submit the completed form with
their Land Development Application submittal).

® 000000 00O 0 000 O0OEDBOO0O00 0 PDIOPOOOOOOOOOOPIPOPOOOOO OO OOPIOODOReO0

PP 000200900
20800000600

/@,S ERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT (Use additional sheets if necessary. )
Please indicale what improvements, or revisions to the proposal are needed for you to provide adequale service to this project.

SI(;ANATUREIW_ MA@W posnlONZ; %W ~ DATE /’Z{'[Z

D SERVICF LEVEL IS INADEQUATE TO SERVICE THé PROPOSED PROJECT
Please it ate why the service level Is inadequate.

SIGNATURE: POSITION: DATE:

Service Pro General 10/20/10



Exhibit C i . , Exhibit 7e

12-222-PA A
oTErEETT— ' PRE-APPLICATION DATE: v
‘A(“OVCO WASHINGTON COUNTY . ': ......... :..-...--.................-........---...-..--.-.u..-.....----? .......... S
5\ ~ Dept. of Land Use & Transportation : Service Provider: PLEASE RETURN THIS FORM TO:
2 _\ﬂ Current I:Ianning Services i ALLIC_AM . :
,:f’,f;t',“t;,l,_ 3‘,’:3??'22350'13 : COMPANY: Perkins Coie LLP (applicant's re resentath:/e)
Orggom Ph. (503) 846-8761 Fax (503) 846-2908 ! CONTACT: Dana Krawczuk ' :
htip:// .co.washington.or. - : :
P conaSIngIon TS ! ADDRESS: _1120 NW Couch St
Request For Statement Of Service Portiand. OR 97209
Availability THPRD , i PHONE:  503.727.2036
TUALATIN HILLS PARK & REC. DISTRICT OWNER(S): Westside Community Church of Washlngton County
NAME: ~/~ Gabe Koistad

ADDRESS: 18390 SW Farmington Rd
Beaverton, OR-97007
PHONE: 503.784.7688

Property Desc.: Tax Map(s): - Lot Number(s):
01S01W19bb 800, 900 and 1000

Site Size: Approximately 2.24 acres
Site Address: 18470 SW Farmington Rd
Nearest cross street (or directions to site):
185th Avenue '
PROPOSEDPROJECT NAME: Walgreens 185th & Farmington »
PROPOSED DEVELOPMENT ACTION: (DEVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Compreﬁensive Plan Amendment from R-15 to CBD

EXISTING USE:Residential PROPOSED USE: Commercial

. Pharmacy = ~ 14,550 SF & Bank or Fast Food w/drive-thru = ~2 625 SF
IF RESIDENTIAL: IF INDUSTRIAL/COMMERCIAL: IF INSTITUTIONAL:

NO. OF DWELLING UNITS: - TYPE OF Use: _ See above NO. SQ. FT.

SINGLE FAM. MULTI-FAM. NO: OF SQ. FT. (GROSS FLOOR AREA) NO. STUDENTS/EMPLOYEES/MEMBERS:

O0.0..OO.Q0.0Q0.00.D.‘.OOOO'G.0.0000..ODO0000.000.009.00000’00.0".

A *ATTENTION SERVICE PROVIDER ™ ***
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE.
(Do NOT return this form to Washington County. The applicant will submit the completed form with
their kand Development Application submittal).

5.....96.00....DOOOO..0000.0...0000..00..0.00.0..0.0'.000030..000.

SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT. (Use additional sheets if necessary.)
Please indicate what improvements, or revisions to the proposal are needed for you to provid'e adequate service to this project.

s00000ce e,
vPeeeo0c @0

This project is IN the ~ PRD.

[ ] This projectis OUT of : THPRD.
This project IS required to annex into the THPRD service district prior to plat recordation.

[:] This projeof IS NOT required to annex.
SIGNATURE: j“—( gﬂw\" POSITION: iLMNlNQ SD/ILGCTEZ- oate: [~ Z28-/2_

D SERVICE LEVELIS|T DEQUATE TO SERVICE THE PROPOSED PROJECT.
Please indicate why the service level is inadeguate.

SIGNATURE: POSITION: DATE:

Service Pro THPRD 6/24/08



Exhibit C : Exhibit 7f

12-222-PA
88 of 223 - PRE-APPLICATION DATE:
Ton WASHINGTON COUNTY ettt et ae e et bt r oot sn e e eaae s ee ey -
A g0, Dept. of Land Use & Transportation i Service Provider: PLEASE RETURN THIS FORM TO:  :
§’ 2, Development Services Division : APPLICANT-
‘\_*"‘ Current Planning Section [
'le;s gl. 1% é\éeg;;;eé#aso-w : COMPANY: _Perkins Coie LLP (applicant's representat;ve)
N illsboro, 4 :
OREGO™ o "(503) 846-8761 Fax (503) 846-2908 i CONTACT: _Dana Krawczuk
http://www.co.washington.or.us ! ADDRESS: 1120 NW Couch St
Reque: -or Statement Of Service Poitland, OR 97209
Availak ty For Schools - ! PHONE: 503.727.2036

.....................................................................................

SCHOOL DISTRICT NO.: Beaverton #48 QMEB@

NAME: Westside Community Church of Washington County
ADDRESS: 18390 SW Farmington Rd’ :

Beaverton, OR 97007
PHONE: 503.784.7688
¢ :

‘Property Desc.: Tax Map(s): Lot Number(s):
01S01W19bb _ 800, 900 and 1000

Site Size: Approximately 2:24 acres

Site Address: _18470 SW Farmington Rd
Nearest cross street (or directions to site):

185th Avenue
PROPOQOSED PRQJECT NAME: Walgreens 185th & Farmington
PROPOSED DEVELOPMENT ACTION: (0EVELOPMENT REVIEW, SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Comprehensive Plan Amendment from R-15 to CBD

EXISTING E: Residential PROPOSED USE: Commercial
Pharmacy = ~ 14,550 SF & Bank or Fast Food w/drive-thru = ~2 625 SF
IF RESIDE 1AL: JF INDUSTRIAL/COMMERCIAL: IF INSTITUTIONAL:
NO. OF DWELLING UNITS: TYPE OF USE: _See above NO. SQ. FT
SINGLE FAM. MULTI-FAM. NO.OF SQ. FT. (GROSS FLOOR AREA) __ NO. STUDENTS/EMPLOYEES/MEMBERS:

.....0...0.'0..00...00......O........D.....O.......0.0.900.0.00..

ws ATTENTION SERVICE PROVIDER*****
PLEASE IDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE.

(Do NOT return this form to Washington County. The applicant will submit the completed form with their Land

o Development Application submittal).
93000 H50E20008680000G06PBOOOCO0EEO6C0EC6O0O0O0OC@CIQCCESREOEECRICOOGIOOO0GE6@6P0OIOBE

N

9060 poUCSE
O®COeOTI OO R

D SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT. (Use additional sheets if necessary.)
Please indicate what improvements, or revisions to the proposal are needed for you to provide adequate service to this project.
Mo ?vv\ec‘\' 1S wet awhed alc.é to resuld moampa cls
to Yo Beavertpne C ool b\sk\c:{‘ an 1+ 15 Commeveal
constuction | rathey Han V'eSle,e.anﬂl

SIGNATURE: /\Aj/\. M POSITION: Lg,i/ DATE:_J AH . 23,2012

D SERVI;]LEVEL IS INADEQUATE TO SERVICE THE PROPQOSED PROJECT.
If the present or future service level is inadequate, please provide information documenting your inability to provide an adequate level of
service. Additionally, provide information regarding whether the use of aiternative means can be employed to provide an adequate service
level. Documentation of adequacy and alternatives to provide an adequate service level may include but not be fimited to the following:

1. Amount of bonded indebtedness; 2. Use of double shifting; 3. Extended school periods; 4. Bussing to underutilized facilities; 5. Year-around
school; 8. Construction of new facilities; 7. Portable Classrooms; 8. Impact Fees; 9. Any combination of these or other alternatives.

SIGNATURE: POSITION: DATE:

Service Pro Schools  10/20/10



ExhlbltC ' 7 . : | EXhibit 79

12:222°P PRE-APPLICATION DATE:
0N SQWAzSHINGTON COUNTY T T e
Dept. of Land Use & Transportation . Service Provider: PLEASE RETURN THIS FORM .TO: :
f Development Services Division . APPLICANT:
Current Planning Section . LT
155 N. 1 Avenue, #350-13 . ! COMPANY: Perkins Coie LLP (applicant's representaﬂve)
Hillsboro, OR 97124 N
ReGO™  ph. (503) 846-8761 Fax (503) 846-2908 : CONTACT: _Dana Krawczuk
http:I/wwwco.washington.or.us‘; : ADDRESS: 1120 NW Couch St
Request For Statement Of Service : Portland, OR 97209
_Avnailability For Sheriff / Police Services 5 PHONE: 503.727.2036

........................................................

M.E_RLS). Westside Community Church of Washington County

[X] WASHINGTON CC INTY SHERIFF NAME: _clo Gabe Kolstad
» ADDRESS: 18390 SW Farmington Rd

Beaverton, OR 97007
PHONE: 503.784.7666

Property Desc.: Tax Map(s): Lot Number(s):
01S01W18bb 800, 800 and 1000

Site Size: Approximately 2.24 acres

Site Address: _18470 SW Farmmnington Rd
Nearest cross street (or directions to site):
185th Avenue

PROPQOSED PROJECT N |E: Walgreens 185th & Farmington

PROPOSED DEVELOPMENT ACTION: (pEVELOPMENT REVIEW. SUBDIVISION, MINOR PARTITION, SPECIAL USE)
Comprehensive Plan Amendment from R-15 to CBD

XISTING USE: Residential ‘ PROPOSED USE: Commercial
: » ) » Pharmacy = ~ 14,550 SF & Bank or Fast Food w/drive-thru = ~2,625 SF
IF RESIDENTIAL: IF INDUSTRIAL/COMMERCIAL: [F INSTITUTIONAL:
NO. OF DWELLING UNITS: TYPE OF Use; See above NO. 8Q. FT.
SINGLE FAM. MULTI-FAM. NO. OF SQ. FT. (GROSS FLOOR AREA) NO. STUDENTS/EMPLOYEES/MEMBERS:

*****ATTENTION SERVICE PROVIDER*****
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
RETURN THIS COMPLETED FORM TO THE APPUCANT AS LISTED ABOVE.
(Do NOT return this form 1 Washington County. The applicant will submit the completed form with their Land
Development Application submittal).

SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT. (Use additional sheets if necessary.)
Please indicate whatimprov  :nts, or revisions to the proposal are needed for you to provide adequate service to this project.

/)

"/ .
SIGNATURE: ( L posmion. _&/ F&AMAA pate: ¢ 29 L

l____] SERVICE LEVEL IS INA QUATE QSERVICE THE PROPOSED PROJECT.
If the present or future service level is inadequate, please provide information documenting your inability to provide an adequate fevef of
service. Please glso provide information regarding whether the use of alternative means can be employed to provide an adequate service
level. Documentation of adequacy and altematives to provide an adequate service level may include but not be limited to the following:

1. Contracting with private agency; 2. Contracting with other public agency; 3. impact fees; 4. Any combination of these or other alternatives.

SIGNATURE:, POSITION: DATE:

Service Pro Shenfl 40/20/10



Exhibit C | A EXh|b|t 7h

12-222-PA
90 of 223
PRE-APPLICATION DATE: C s
N WASHINGTON COUNTY
K %, Dept. of Land Use & Transportation ; Service Provider: PLEASE RETURN THIS FORM TO:
é’?ﬁ"i Development Servlces: Division i APPLICANT: :
B =~ Current Planning Section :
SV 155N 17 Avenue, #350-13 . i COMPANY: Perkins Coie LLP (appllcant's representatlve)
oo Hillsboro, OR 97124 : :
OREGO™ b "1503) 846-8761 Fax (503) 846-2908 i CONTACT: Dana Krawczuk
hitp://www,co.washington.or.us : ADDRESS: 1120 NW Couch St
Request For Statement Of Service Portland, OR 97209
Ava bility for Tri-Met Services { PHONE: _503.727.2036
X TRI-MET o OUNER(S):

NAME: Westside Community Church of Washington County
ADDRESS: 18390 SW Farmington Rd

Beaverton, OR 97007
PHONE: 503.784.7688

Property Desc.: Tax 'Map(s): Lot Number(s):
01S01W18bb - 800, 900 and 1000

Site Size: Approximately 2.24 acres

Site Address: 18470 SW Farmington Rd
Nearest cross street (or directions to site):
185th Avenue .

PROPOSED PROJECT NAME: _Walgreens 185th & Farmington
PROPOSED DEVE LOPMENT ACTION: (DEVELOPMENT REVIEW, SUBDIVISION, PARTITION, SPECIAL USE)
Comprehensive Plan Amendment from R-15 to CBD

EXISTING USE:; Residential PROPOSED USE: _Commercial
' Pharmacy = ~ 14,550 SF & Bank or Fast Food w/drive-thru = ~2,625 SF
IF RESIDENTIAL: IF INDUSTRIAL/COMMERCIAL: IF INSTITUTIONAL:
NO. OF DWELLING UNITS; TYPE OF USE: See above NQ. sQ. FT.
SINGLE FAM. MULTI-FAM, NO. OF SQ. FT. (GROSS FLOOR AREA) ____ NQO. STUDENTS/EMPLOYEES/MEMBERS: —

r**ATTENTION SERVICE PROVIDER*****
PLEASE INDICATE THE LEVEL OF SERVICE AVAILABLE TO THE SITE (ADEQUATE OR INADEQUATE).
RETURN THIS COMPLETED FORM TO THE APPLICANT AS LISTED ABOVE.
(Do NOT return this form to Washington County. The applicant will submit the completed form with their Land
Development Application submittal).

2006300000000 00060€C00606Q000082C200000000038000000@006000@0aeo0e000r60660060e48e

[E SERVICE LEVEL IS ADEQUATE TO SERVE THE PROPOSED PROJECT.
Please indicate what improvements, or revisions to the proposal are needed for you to provide adequate service to this project.

— - . _
TEONECY )5 SBRLED T10Y TLANST 00 FALMINGTOND

SlGNATURE'//_J ,7'%[%/—’ POSITION: /”(/474/;'\/\(“%"// DATE: //3}/,/,2"/

D SERVICE LEVEL IS INADEQUATE TO SERVICE THE PROPOSED PROJECT.
Please indicate why the service level is inadequate.

SIGNATURE: POSITION: DATE:
Service Pro Tri-Met 10/20/10




Exhibit C

TOD Aznalyms for Walgreens 185th and Farmmgton

Exhibit 8

TRANSIT ORIENTED DISTRICTS

375-7 Development Limitations for Permitted Uses in Transit Oriented Districts

23.b. Accessory outdoor seating related to the principal eating or dninking establishment use

* may be permitted, provided that the outdoor space is placed within a common open space.
Sidewalks may be utilized for accessory outdoor seating if they meet the unobstructed width
standards set forth in Section 4315.1B.(4) and approval is obtained from the Operations
Division Manager. In addition, the area devoted to the accessory outdoor seating does not
exceed:

1) an area greater than the equivalent of fifteen (15) percent of the dining, drinking,
or both floor area; or

(2) seven-hundred.and fifty (750) square feet.

354 ETreulBton Sy SystemDagign. !
431-4.1 Princip

S, §TANDARQS A GUIDELINES
&fﬁe‘mw

A. Pedestnan routes in a transit oriented district sha|| to the extent practicable, directly connect
major activitv centers (concentrations of employment and households, major public buildings and
spaces, in¢  tional uses and parks & common open spaces, and shopping areas) and transit
stops, particularly light rall stations;

TOD PRINC!PA

B. Block dimensions and perimeters shall be at an urban rather than a suburban scale

C. Provide accessways and greenways, as needed, to supplement pedestrian routes along

pedestrian streets; and

D. Provide clearly marked and well-designed pedestrian street, dnveway, loading area and surface

parking lot crossings

D. Design
(10) Whether publicly or privately owned, a pedestrian street, accessway or greenway shall
conform to the section design specified for its functional classification and-remain
accessible to the public at all times

(11) Pedestrian crossings of streets, driveways, surface parking lots and loading areas shall
be designed to be consistent with the provisions of Section 408.10.3B. in transit oriented
districts, striping alone is not an acceptable way to identify connections

(12) Special Area Off-Street Pathways (Accessways and Greeriways) shall be developed
consistent with Section 408. ‘Special Area Off-Street Pathways shall be at least ten (10)
feet in paved, unobstructed width when bicycles are intended to share the Special Area Off-

. Street Pathway. When bicycle travel is otherwise adequately provided, Special Area Off-
Stree  athways shall be at least five (5) feet in paved, unobstructed width

431-5 Streetscapes for Pedestrians

431-5.1 Streetscapes - Transit Oriented Districts

B. Standards

(1) e TO:BUS and TO:RC Districts along pedestrian streets where onstreet
parking is allowed, except as provided in Section 431-12 or in an

applicable Community Plan provision, buildings shall be built to the

sidev :edge for a minimum of ninety (90) percent of their site's pedestrian
street frontage (excluding street, driveway and accessway intersections).
However, where a development site has frontage on two or more

pedestrian streets with on-street parking, buildings are not required to meet
the frontage requirerrients on both streets. Notwithstanding the above, a
building shall be built to the sidewalk edge of both intersecting streets at

their intersection.

Where a development site has frontage on two pedestran streets with onstreet
parking on only one of the streets, buildings are required to meet the

frontage requirement on the street that allows on-street parking.
Notwithstanding the above, a building shall be built to the sidewalk edge of
both i rsecting streets at their intersection.

Page 1




t A ﬁ%ﬁs&s for Walgreens ' 35th and Farmington

. 920f223

Where a development site in a TO:BUS District fronts only on a pedestrian street that

* does not allow on-street parking, buildings shall be buit to the sidewalk edge for a
minimum of seventy-five (75) percent of the site’s pedestnan strest frontage (excluding
street and accessway intersections). Where a development siteina TO:; RC District
fronts only on a pedestrian street that does not allow on-street parking, buildings shall be
built to the sidewalk edge for a minimum of fifty (50) percent of their site’s pedestrlan
street frontage (excluding street and accessway intersections).

(2) Street trees are required on all pedestrian streets with an average spacing of no more
than thirty (30) feet on center on both sides and two (2) to four (4) feet from back of curb.
Street trees shall not be spaced or located so as to result in a violation of Section 418-3.
Trees in the County right-of-way or in sidewalk easements shall be approved by the County
as to size, quality; tree well design if applicable, and irrigation (see Section 407-7).

(?;) All utitity llnee shall be onderground but utility vault access lids may be located in the
sidewalk area, provided that they are flush with the sidewalk and provide for a safe
pedestrian walkmg surface dunng all types of weather

(4) Mmrmum srdewalk widths in Transnt Orlented Districts shall be the widest ldentlﬁed by
the Washington County Uniform Road Improvement Design Standards for the adjacent
Special Area Street (as shown in the 2020 Transportation Plan, Figures 6 through 8), except
for Special Area Commercial Streets. Special Area Commercial Streets shall have
sidewalks that are a minimum of twelve (12) feet in width. On arterials within or adjacent to
Transit Oriented Districts and which are designated as ‘Boulevards’ on the Regional Street
Design Overlay Map in the 2020 Transportation Plan, the minimum sidewalk width shall be
twelve (12) feet (see Technical Appendix B-8 of the 2020 Transportatlon Plan for typlcal
roadway cross-sectlons)

(6) Pedestrian 'scale street lighting, such ‘as that descnbed in the county’s Pedestnan
Design Gulde(mes Booklet shall be provided along all pedesman streets.

a4 i > Biiding Enrances e s L =
The following principles and standards apply to bu;ldlng entrances in transit onented districts: .
A. Prlncaples

Provide for safe, convenient, direct and identifiable access for pedestrians between pedestrian
streets, accessways, transit facilities, and adjacent buildings.

'B. Standards: - . :
(5) Minimum lighting levels shall conform to the standards as set forth in Section 415-4.
(6) For.non-residential buildings, or non-residential portions of mixed-use buildings, main "
_building entrances fronting on pedestrian streets shall remain open during normal business
hours for that building. :

(7) All entries frontmg a pedestnian route shall be sheltered with a m|n|mum four (4) foot
overhang or shelter.

The followmg pnncuples standards and gundelmes apply to buulding facades in tran5|t onented
districts: - .

A. Principles:
(1) The dominant feature of a building frontage shall be the habitable area with its
accompanying windows and doors. Parking lots, garages, and solid wall facades (e.g.,
warehouses) shall not dominate a pedestrian street-frontage.

(2) Developments shall be designed to encourage informal surveillance of pedestrian
streets and other public spaces by maximizing sight lines between the buildings and the
pedestnian street.

(3) Ensure compatible building designs along a pedestrian street through similar massing
(building facade height and width as well as the space between buildings) and frontage
setbacks.

Page 2



Exhibit C

TOD Analysas for Walgreens 185th and Farmlnlgton

93 of

i> (4) Avoid building designs that result in a street frontage with a uniform design style, roof
! line or facade treatment, which results in an unmterestlng and unattractive pedestnan
envir »ent

- (5) All new commercial, industrial, office, institutional, mixed use,.and muitifamily residential -
buildings shall; on any facade facing a pedestrian route, incorporate'discernible architectural
features, such as, but not limited to: comices, bases, fenestration, fluted masonry, bays, -
recesses, arcades; display windows, unique entry areas or other architectural treatments for
visual interest, to create community character and to promote a sense of pedestrian scale.
The ¢ 1ll design shall recognize that the simple relief provided by window cutouts or sills

" on an.otherwise flat facade,.in and of ntself does not meet the reqmrements of this
subsection R .. .

(6) Lighting of a bunldmg facade shall be designed so that lighting complements the
architectural desrgn nghtlng shall not draw inordinate attention to the building.

(7) Al buildings, of any type constructed within any transrt oriented dlstnct shalt be
. constructed with extenor bunldmg materials and finishes that are of high qualuty to convey an
impre 1 of permanence and durability. . . '

" (8)To balance hOleOlual reatures on Ionger facades, vemcal building elements shall be
- emphasnzed .

B. Standards
(1) Ground.floor windows shall be provided on burldlng facades facmg a :
pedestrian route or common open $pace. Garage door windows shall not count towards
compli  ce with this, standard )
(2) Darkly tinted windows and mirrored wmdows that block two—way v151b|||ty are prohlbrted )
as ground floor windows. -

(3) Except as provided in Sectlon 431-12, ground floor building facades along a pedestnan
street in'the TO:RC or TO:BUS Districts must contaln unobscured windows for at least fifty
(50) percent of the wall area and seventy-five (75) percent of the wall length within the fi st
ten (1 et of wall height. Required windows shall allow views in to lobbies or similar

~areas  (cClivity, building entrances, or merchandise type displays. Lower window sills shall
not be more than three (3) feet above grade except where interior floor levéls prohibit such
placement, in which case the lower window sill shall not be more than a maximum of four
(4) feet above the finished exterior grade. '

(6) In ransit onented districts, building frontages greater than two hundred (200) feet in
length  ng pedestrian routes shall break any flat, monolithic facade by including.
architectural elements such as bay windows, recessed entrances, changes in matenals, or
other articulation so as to provide pedestrian scale to the ground fleor. :

(7) Except as provided in Section 431-12, building facades along a pedestrian route in the
TO:RC or TO:BUS Districts shall not have more than forty (40) linear feet of ground floor
wall area without a change in materials or an eight (8) inch minimum vertical or hori—~~*- L
wall relief. i

(8) In ransit oriented districts, the exterior walls of building facades along pedestnan
routes shall be of suitable durable building materials inciuding the following: stucco, stone,
terra-cotta, tile, cedar shakes and shingles, beveled or ship-lap or other narrow-course
horizontal boards or siding, vertical board & batten siding, articulated architectural concrete
maso nits (CMU), or similar materials' which are low maintenance, weather resistant,
abras -esistant and easy to clean. Prohibited building materials include the following:
Plain, smooth, untextured concrete; plain, smooth untextured concrete block; corrugated
metal; unarticulated board siding (e.g., T1-11 siding, plain plywood, sheet pressboard); and.
similar quality, non-durable materials.

(9) No exterior lighting shall be provided above the second floor of buildings for the purpose
of hig jhting the presence of the building, except for facade sign lighting.
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Exhibit C

- TOD Agaéfizgis for Walgreens 185th and Farmington

vraws yuanuyryudlity facilities are necessary elements of the urban landscape in Wéshington County,
but their locatior  d appearance can influence the attractiveness of a community. The following
principles and standards apply to water quantity/quality facilities in transit oriented districts.

»
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70 Auai%gms for Walgreens 185th and Farmmgton

oy

i nnciplest’y i 5 :
Stormwater detentlon and treatment fac|l|t|es shall be |ntegrated lnto the deS|gn of a development
site and, if visible, shall appear as a component of the landscape rather than as a utility element.
If practicable and acceptable by to the Clean Water Services, such facilities shall be consolidated

" to serve multiple-developments in a location away from the center of the community.

{ éj 10°2fSt3ﬁ°a§_’§ ) ,w%% %*w m.; R%x *x\; hﬂ i : :fa S -
" Non-vaulted surface stormwater detention and/or treatment facmtles shall not be located between

a pedestnan street and the front of an adjacent building.
43111, Signs

50 ,& "" ?_!!/ *'} ? bk
. - ““ w&w 2

The pnncsples and standards of Sections 43 11 1 and 431- 11 2 below shall apply to all perrmtted
signage within transn oriented d|stncts Except|ons to these standards are desxgnated in Section 431-
113, :

T R ~ : = &
A Slgns in transit oriented district communltles shall be Iocated and scaled to the function of
pedestnan street on which they front.

B. S|gns within.any transit-oriented district shall be con5|stent with the visual quality and
aesthetics of the surrounding neighborhood.

C. Signage must be of high quality in design and materials.

-D. Signage shall be cons'istent throughout a development.

E. Slgnage attached to a building shall complement the buildi i character (e.g., wall signs sh
avoid covering building columns). . o : S

e

Sulire N D qum v e

431 11 iStandard& - i ;
A. In the TO:BUS and TO:RC Districts, the standards of Article IV - Sectlon 414 2 shaII apply,
except as noted in Section 431-11.3.

431.11.3 Excepuons 10 Sections 4141 and A142 = 7 . T
A. Fagade-mounted, non-residentiai signs shall not exceed fve (5) percent of the area.of the
fagade upon which it is mounted, up to a maximum of two hundred (200) square feet per fagade or
four hundred (400) square feet per building. .

B. Ground-mounted monuments or site entry markers up to fifteen (15) feet in helght may be
approved subject to the following:

(1) Total area and volume of the portion of the monument or marker incorporating sign
letters shall not exceed forty-five (45) square feet or ninety (90) cubic feet; and

.

(2) Position of the monument or marker shall not obscure roadway visibility or result in -
potential traffic hazard(s) as may be determined by the County Engineer.

C. Prohibited signs:

(1) Free-standing signs (e.g., pole-mounted signs) as defined in Section 106193.4;

. (2) Signs with moving or flashing lights;

(3) Signs with exposed electrical conduits, ballast boxes, or other equipment;

(4) Signs incorporating audible or odor-producing elements;

(5) Roof-mounted signs; and

(8) Other signs prohibited under Article IV Section 414.

Page 8
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INTRODUCTION

This transportation impact analysis (TIA) has been prepared to address a proposed plan
amendment and zone change for three contiguous properties located on the southeast corner
of the ¢ " 185" Avenue/SW Farmington Road (OR10) intersection in Washington County.
Figure 1 is a vicinity map showing property location and the surrounding roadway system.

The three subject properties are currently zoned for residential uses (R-15) and are
proposed to be rezoned to. Community Business District (CBD). The applicant. is also
offering to condition the zone change so that specifically identified transit-oriented
development standards apply to the site. While the Applicant’s (Seven Hills Properties)
intent is to construct a small retail development consisting of a pharmacy and fast-food
restaurant (both with drive-through Windows) a more intense development scenario is
contemplated for the proposed zoning in order to evaluate the traffic impacts of a worst-
case condmon both in terms of site trip generation and acceéss. scheme

TPR COMPLIANCE

A plan amendment and zone change application requires a transportation analysis to
address Transportation Planning Rule (TPR) requirements as outlined in Oregon
Administrative Rule (OAR) 660-012-0060. Specifically, OAR 660-012-0060(1) applies,
stating, “where an amendment to functional plan, an acknowledged cbmprehensi've plan, or,
a land use regulation would significantly affect an existing or planned transportation
Sfacility, the local government will put in place measures to assure'that allowed land uses
" are consistent with the identified function, capacity, and performance standards (e.g. level
of service, volume to capacity ratio, etc.) of the facility.”

As identified in the transportation analyses findings of this report, ‘t_he proposed plan
amendment and zone change does not significantly affect an existing or planned
transportation facility as measured at the end of the planning period; therefore, no
mitigation is necessary to meet TPR requirements. : ’

N

SCOPE OF REPORT

Based on a February 22, 2012 scoping meeting with Washington County and ODOT’s
planning and engineering staff, and a March 21, 2012 Washington County scoping letter, a
study area and analysis scope were defined to address TPR compliance.

The identified study area includes the following intersections:

- SW 185"™ Avenue/SW Farmington Road (OR10)

« SW Farmington Road (OR10)/Westside Community Church

. SW 185" Avenue/Buddies Sports Bar Retail Driveway

» Existing/Future Site Accesses to SW Farmington Road and SW 185th Avenue

H:AProjects\212006500\WP\ 120404-TIA-TPR-REV2.doc
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Analysis is presented for the weekday AM and PM peak hours of the roadway system.
Impacts are greatest during these time periods 'and any mitigation necessary to
accommodate weekday AM and PM peak hour traffic will also accommodate traffic demand

- during other periods. ‘PM peak hour analysis is consistent with the locally adopted
- Washington County Transportation System Plan (TSP) and the METRO Regional
Transportation Plan (RTP), while AM peak hour analysis is a Washington County
requirement. To address TPR requirements, the METRO RTP 2035 plan year was used to -
evaluate long-range transportation conditions versus the Washington County TSP 2020
plan year. .

- For'study purposes, the following plan year scenarios are analyzed: A

* 2035.Current Zone Designation- v — : o
= 2035 Proposed Zone Designation

HAProjects\212006500\WP\ 1 20404-NA-TPR-REV2.doc . . ' 4
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Il. EXISTING CONDITIONS

SITE CONDITIONS

The subject site is approximately 2.29 acres and is identified by the Washington County
Assessor’s Map as Township 1S Range IE Section 19BB, Tax Lots #800, #901, and
#1000. Along the northern site frontage, SW Farmington Road (OR10) is under Oregon
Department of Transportation (ODOT) jurisdiction. Along the western site frontage, SW
185th Avenue is under Washington County jurisdiction.

There are currently three residential dwelling units on the. subject properties. Two
residences access SW 185" Avenue and one residence ‘accesses SW Farmington Road
(OR10). There is also a cell tower on the subject site that will remain.

‘Along the cast site beundary-is Westside Community Church, which have their own parking
lot, several bulldmgs for.church-related uses, and a single drlveway d1rectly accessing SW
Farmington Road.

Establlshed retail developments are located on the other three corners of the SW 185

Avenue/SW Farmmgton Road intersection. On the northeast corner is a US Bank, Nail
Salon, and Coin-Op Laundry business. On the southwest corner are Buddies Sports Bar and
other specialty retail businesses such as a Domino’s Pizza. On the northwest corner is

- Farmington Village; a large retail development consisting of an Albertson’s, Bi-Mart,

Shari’s Restaurant, and other specialty retail uses. Each of these retail developments has at
least one driveway accessing both SW Farmington Road and SW 185" Avenue. -

Immediately south of the site is an established residential neighborhoo with a single
family residence (not a part of thlS application) located between the subJect site and
SW Deloris Lane. :

EXISTING TRA}_FFIC VOLUMES

To identify existing traffic patterns, manual turn movement traffic counts were conducted
at the study intersections on Thursday, December 8", 2011 and data is included in the
appendix. Intersect'ions-i'nclude'

SW 185" Avenue/SW Farmington Road (ORlO)
= SW Farmington Road (OR10)/Westside Community Church
- SW 185™ Avenue/Retail Development -

Figures 2 and 3 present existing weekday AM and PM peak hour traffic volumes at the
study intersections. A single exiting (AM) trip and single entering (PM) trip were assigned
to cach of the three single family residential driveways to reflect current access volumes. It
should be noted through traffic volumes on OR10 were increased by 3% to account for
peak seasonal conditions and the 30" Highest Design Hour Volumes (30 DHV). This
increase was- determined ‘using signal detection count data from the SW 185"
Avenues aalatin-Valley Highway intersection just over a mile to the north. Specific details
on adjustment factor determination are.provided in the appendix.

H\Projects\21 2006500\ WP\ 120404-TIA-TPR-REV2.doc
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TRANSPORTATION FACILITIES

The following table summarizes study area Toadway functional classifications and
descriptions as identified by Group Mackenzie, based on field observations and a review of
the METRO RTP and Washington County TSP, accounting for planned future funded and
un nded transportatlon improvements.

~ TABLE1- STUDY ROADWAY CHARACTERISTICS -
o I ‘Posted | Travel [ Bike | On-Street | . :
Roadway - | Classification Speed | Lanes | Lanes | Parking Sidewalks
~ Arerial . . .
SW Farmington Road (OR1 0) (District Highway) 40 23 No No Intermittent
SW 185h Avenue : Arterial 35 32 No No [ Intermittent |-

* METRO RTP and Washington County TSP identify funded, f nancially constrained project to widen to 5- lanes with blcycle lanes and
sidewalks east of SW 185% Avenue .

2 METRO RTP and Washington County TSP identify non-funded, financially unconstramed prOJect to widen to 5-anes with bicycle
lanes and sidewalks north of SW Farmmgton Road }

SW Farmtngton Road (0R10) \ : :

SW Farmington Road is classified as an Arterial roadway by Washmgton County and a
District level highway by ODOT. The facility extends southwest-northeast through the
study area, connecting the rural agricultural communities to the west and the Aloha area
with the City of Beaverton to the east. Similar to SW 185th Avenue, this roadway also
provides access to adjacent retail developments and - publlc street' connections to
established residential nelghborhoods

In the site vicinity, the roadway has a three-lane cross-section with dedicated left-turn
lanes at the SW 185" Avenue approaches. East and west of the study area, the'toadway has
a two-lane cross-section. The posted speed is 40 mph and there are currently no bicycle
lanes or on-street parking. Sidewalks are prov1ded at 1nterm1ttent locations and are lacking
along the subJect site property frontage.

SW 185" Avenue

SW 185™ Avenue is classified as an drterial roadway by Washlngton County and extends
north-south throuOh the study area. The roadway provides a regional connection through
the Aloha area and provides direct access to adjacent retail developments and
local/collector street accesses to established residential neighborhoods.

In the site vicinity, the roadway has a three-lane cross-section with continuous two-way
left-turn lanes at most driveways and exclusive left-turn lanes at major intersections. The
posted speed is 35 mph and there are currently no bicycle lanes or on-street parking.
Sidewalks are provided at intermittent locations and are lacking along the subject site
property frontage: ' :

HA\Projects\21 2006500\WP\ 120404-TA-TPR-REV2 doc
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1. f AN YEAR CONDITIONS-

FUTURE TRAFFIC GROWTH

Future roadway traffic growth trends were determined using the Washington County travel
demand model, based on the METRO 2035 Financially Constrained Roadway Network
traffic model. Washington County staff supplled 2010 base year and 2033 plan year
weekday PM peak hour model data.

Using the increase in traffic volumes between the base and plan years, future traffic growth
patterns were established for the weekday PM peak hour. Twenty-four (24) years of growth
were applred to-2011 traffic counts to determrne 2035 plan year volumes.

" The Washington County model is PM based, -and AM 1nformat10n is not avarlable
‘Therefore, AM background growth was determined by assuming the directional growth in
PM model volumes would occur in the opposule direction during the weekday AM peak
hour. All traffic forecast data. and calculations, including Washington County model
projections, are included in.the appendlx Resulting 24-year traffic growth estimates for all
study intersections during the weekday AM and PM peak hours are shown in Figures 4 and

s, respectlvely

Figures 6 and 7 illustrate year 2035 background traffic volumes for all existing study -

intersections during the weekday AM and PM peak hours. The volumes shown represent a
43% increase in traffic between 2010 and 2035, or a 1.75% linear annual growth rate. This
growth rate was compared to historical growth trends on SW Farmington Road, which are
monitored annually and detailed in the ODOT Traffic Volume Tables. Based on the latest

10-years of data, SW Farmington Road volumes have decreased and have a negative annual '

growth rate. Based on this evidence, using ‘the positive growth predicted by the Washington
. County model yields a conservative estimate of future traffic conditions.

PLANNED PUBLIC IMPROVEMENTS

he ME RO RTP and Washrngton County TSP 1dent1fy a series of planned capacrty
enhancement projects anticipated to be in place by 2035, including:

+ Widening SW Farmington Road to 5 lanes east of SW 185’h Avenue
« Widening SW Farmington Road to 3 lanes west of SW 185" Avenue
- Widening SW 185" Avenue to 5 lanes north of SW Farmington Road
- Widening SW 185" Avenue to 3 lanes south of SW Farmington Road

Based on discussions with Washington County land use planners and engineers, it is’

assumed the 5-lane SW Farmington Road widening project extends more than 600 feet west
of SW 185™ Avenue to provide a proper transition through the intersection. The same is
assumed for the 5-lane SW 185™ Avenue widening project. It is also assumed FYLTA
signal phasing is established on the north and south approaches of the SW Farmington
Road/SW 185" Avenue intersection. ODOT: staff concurs with this assumption, due to

concerns regarding intersection skew and right-turn channelization that prevent FYLTA

phasing from being established on the east and west approaches until SW 185" Avenue is
widened to 5 lanes.

It should be noted the widening of SW 185" Avenue does not meet the TPR definition of a
“r .nned transportation facility” as it is not identified in a financially constrained project
list. Nevertheless, Washington County requested this study address conditions both without
a1 with the project.

~
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SITE ACCESS

Figure 8 illustrates the lane configurations and traffic control devices assumed in-place at
all study area intersections in 2035 with planned improvements and the site fully developed
under the current R-15 zoning. It is assumed all existing residential accesses remain and
that each individual parcel develops independently with its own access point to the
adjacent roadway system.

Figure 9 illustrates the lane configurations and traffic control devices assumed in-place at
all study area intersections in 2035 with planned improvements and the site fully developed
under the proposed CBD zoning. It is assumed that any development under the proposed
CBD zonlng will have multiple access points to meet retail development c1rcu1at10n needs.
In this scenario, it is assumied there will be a smgle access on SW 185™ Avenue across
from the existing the retail development driveway (Buddles Sports Bar) and another
‘independent access onto SW Farmington Road

FUTURE CURRENT ZONING DEVELOF’_MENT

The subject property is currently zoned R-15, allowing for a maximum density of 15
housing units per acre. Although the site is 2.29 acres in size, approximately 0.28 acres
will be dedicated for future right-of-way along the two roadway frontages, leaving 2.01
acres of developat :property. Based on this area, a maximum of 30 townhome-style units
can be developed under the current zoning, with 18 townhome units on the north parcel,
and 6 units each on the central and seuth’ parcels.

- F 'URE PROPOSED ZONING DEVELOPMENT o /

A much higher development density was assumed for study purposes reflecting land uses
_having “worst-case” trip generation than the applicant intends to develop. Land uses
include a 3,500 SF fast-food restaurant with drive through, a 3,500 SF convenience store,
and a separate gasoline station with 12 fueling positions.

TRIP GENERATION

Development trip generation estimates for the current and proposed zoning-designations
‘were determmed using the Institute of Transportation Engineers (ITE) Trip Generation
Manual, 8'" Edition, and supplemental data provided in the ITE Trip Generation Handbook,
2"% Edition. ITE Land Use 230 (Re31dent1al Condominium/Townhouse) was used for the
current zone designation. ITE Land Use 934 (Fast-Food with Drive-Through), 851
(Convenience Market), and 944 (Gasoline/Service Station) were used for the proposed zone
designation.

The following sections describe development trip types followed by a summary of the
.expected site trip generation.

Total Trips

Total trips are simply the number of vehicle trips to/from the proposed development and
consist of internal, pass-by, and primary trips. For analysis purposes, all trips are
conservatively assumed to be made by motor vehicles. While it can be assumed a portion of
the trips, especially those in the commercial zone designation with transit oriented design
elements, will be made alternate modes including bicycles and pedestrians, no reductions

are made for these trip types. J

HA\Projec s\ 21 2006500\ WP\ 1 20404 IA-TPRREV2.doc 8
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Internal Trips

tternal trips are those travehng to/from adjacent developments on the subject property and
have both trip ends on the property. As such, these trips do not exit the property and do not’
affect the external access or ad]acent roadway system.

Pass-By Trlps

Pass-by trips are those traveling to/from the site and are already on the adjacent roadway
system. These trips do not increase total roadway traffic volumes, but do add to-site access
turning movement volumes. For the reta11 development, pass- by trips are a component of
total trips. :

Primary Trips :
_Primary trips are the net new tr1ps on the roadway system whose primary purpose is to visit -
the site.

Anticipated trip generation for the current and proposed: zoning development scenarios are
shown in the following table. Calculations for the internal capture rates associated with the
proposed CBD zomng are provrded in the appendlx

TABLE 2- TRIP GENERATION

' ITE . Weekday AM Peak Weekday PM Peak
Zoning and Use Code Size Trip Type Hour ' Hour
: ~ Total | Enter | Exit | Total | Enter | Exit
Current Zoning (R-15) ,
North Parcel -~ ° 230 | 18DU Primary Trips 8 | 1 7 9 6 3
Middle-Parcel . ;230 | 6DU Primary Trips  [*. 3 1 2 3 2 1
South Parcel - 230 | 6DU " Primary Trips 3 1. 2 3 2 1
Townhouse (All Parcels) - : Primary Trips 14 | 3 11 15 10 5
Mroposeq £0 q BU
Total Trips 234 117 117 184 94 90
. memalzation | 79 | @9 | (o) | 62 | (1) | @1
. _ (33% AM/34% PM) :
Convenience Market 851 | 3,500 SF Pass-By Trips ! '
' (58% AM/61% PM) (90) E 49 : (49 (14 | (8 (30
Primary Trips 65 33 32 48 . 25 23
Total Trips 173 | 88 85 119 62 57
Internalization : :
_ ' (58 (29) | (29) | (39) | (200 (19)
Fast-Food w/ D_rive—Thru ’ 934 3,500 SF wiﬁﬁ’gﬁ?ﬁpﬁw :
o en | (30 29 @D | o2 | (19
Primary Trips 59 30 29 40 21 19 .
/ Total Trips’ 146 74 72 | 166 | 83 83
: : Internalization |
¢ linelService Service ous 12| (% Amsa ) | 48 201255 @n) ] (28)
Station Pumps Pass-By Trips b _
(58% AM/42% PM) (57) (29) 1 (28)  (47) ; (24) (23)

Primary Trips s 21 20
ps (Proposed Zomng-CurrentZonlng) #5181 470

Difference in Primary

H  Sechk\212006500\WP\ 120404-TIA-TPR-REV2.doc
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As shown in the previous table, during-the AM peak hour, current zoning development will

generate 14 primary vehicle trips (3 enter, 11 exit) and proposed zoning development will ,

generate 165 primary vehicle trips (84 enter, 81 exit). Therefc_)re., the net increase in
primary trips resulting from the zone change is 151 vehicles (81 enter, 70 exit).

During the PM peak hour, current zoning development will generate 15 primary'vehicle
trips (10 enter, 5 exit) and proposed zoning development will generate 152 primary vehicle

trips (78 enter, 74 exit). Therefore, the net increase in primary trips resulting from the

zone change is 137 vehicles (68 enter, 69 exi’g).

TRIP DISTRIBUTION-AND TRAFFIC ASSIGNMENT

Trip diétribution is based on existing intersection turning movement patterns and
professional judgment. The distribution patterns are described as follows:

«¢ 20% to and from the north on SW 185" Avenue
+ 20% to and from the south on SW 185™ Avenue
» '30% to and from the east on SW Farmington Road -
= 30% to and from the west on SW Farmmgton Road

Flgures 10 and 11 illustrate the weekday AM and PM peak hour prlmary 51te trip
. assignments for all study intersections.with current zoning development (30 townhome
units). Figures 12 and 13 illustrates the weekday AM peak hour primary and pass-by site
trip assignments for proposed zoning development, with primary and pass-by site trip
assignments for the weekday PM peak hour shown in Figures 14 and 15, respectively.

2035 CURRENT ZONING TRAFFIC VOLUMES

2035 weekday AM and PM peak hour traffic volumes for the current zoning scenario are
- shown in Figures 16 and 17 for all study intersections. These volumes reflect site traffic
volumes added to 2035 background traffic volumes. -

2035 PROPOSED ZONING TRAFFIC VOLUM-ES_

2035 weekday AM and PM peak hour traffic volumes for the proposed zoning scenario are
shown in Figures 18 and 19 for all study intersections. These volumes reflect the primary
and pass-by site traffic volumes added to the 2035 background traffic volumes, and reflect
assumed changes previously described for external site access.

HAProjects\212006500\WP\120404-TIA-TPR-REVZ doc
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V. INTERSECTION AND ROADWAY ANALYSIS

OPERATION ANF'ALYSIS DESCRIPTION

Intersection operation characteristics are generally defined by two measurements: volume-

to-capacity ratio and level-of-service. Volume-to-capacity (v/c) ratio is a measurement of
capacity used by a given traffic movement or for an entire intersection. It is defined by the
rate of traffic flow or traffic demand divided by the theoretical capacity. Leve of-service
(LOS) represents a range of average control delays for drivers and is expressed as a letter
ranging from LOS "A" which indicates good operating conditions, to. LOS "F" -which
indicates'a high leve of congestion and delay. -

1€ study intersections along SW Farmington Road (OR10) are under C OT jurisdiction.
Therefore, the mobility standards set forth in ODOT’s 1999 Oregon Highway Plan
‘ (inc?uding OHP amendments through the end of December 2011) apply. Based on the OHP,
the OR10 mobility standard is a peak hour v/c ratio of 0.99 or less. The same v/c ratio of
0.99 or ss applies to accesses along SW 185" Avenue, per Washington County TSP
standards. oo o

Intersection cép’aci'ty calculations were conducted using methodologies presented in the
2000 Highway Capacity Manual. Synchro (Version 7) was used to prepare capacity and
level-of-service calculations. Data output sheets from the analyses are in the appendix.
To ensure this analysis was based on reasonable "worst-case" conditions, the/weekday AM
and PM peak hour 15-minute flow rates were used to evaluate intersection operations. For

this reason, the analysis reflects conditions anticipated to occur for 15 minutes during the
peak hour. Operations at all other hours will be better than those described in this report.

-OPERATION ANALYSIS -RES,ULTS
Analyses were performed for the following sceﬁarios:

= 2035 Currgnt' Zone Designation . L
» 2035 Proposed Zone Designation

H\Projecs\21 2006500\ WP\ 1 20404-TA-TPR-REV2 doc
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Analysis results are summarized in the following two tables. The first table assumes only
the planned 5-lane widening on SW Farmington Road — directly addressing TPR analysis
~assumptions. The"second table assumes the planned 5-lane widening of both SW
Farmington Road and SW 185 Avenue - d1rectly addrcssmg Washlngton County analysis
.assumptlons

Calculation sheets for both analysé‘s ‘a're included in the appendix.

TABLE 3 - 2035 INTERSECTION OPERATIONS - V/C RATIO..
(PLANNED WIDENING ON SW FARMINGTON ROAD ONLY)

’ 4 Current Proposed
Intersection : ' ' R Zoning (R-15) Zoning (CBD)

: R , AM | PM AM | PM
1) SW Farm  ton Rd (OR10)/SW 185t Avenue _ 084 | 088 | 091 - 0.89
2) SW Farmington Rd (OR10)/Site Driveway 0.01 0.01 0.40 0.35
3) SWFarm ton Rd (OR 10)/Westside Community Church 0.01 | 003 0.00! 0.03
4) SW 185t Avenue/Narth Site Driveway - 002 | 000" [ N/A? N/A2
5) SW 185t Avenue/Retail Driveway ! . 0.01 0.17 015 020

B) SW 185  enue/South Site Driveway ] 001 10007 NA2 T N/AZ-

- 1Traffic demand is low for critical movement, resulting in a vic ratvo of 0.00.
2N/A = Not available, as driveway has been removed .

TABLE 4 - 2035 INTERSECTION OPERATIONS - VIC RATIO .
(PLA ED WIDENING OF BOTH SW FARMINGTON 'ROAD AND SW 185™ AVENUE)

_ ‘ _ Current [ Proposed
Intersectlon o ' | Zoning (R-15) | = Zoning (CBD)
, ' o AM | PM AM | PM
1) SW Farmington Rd (OR10)/SW 185" Avenue 063 | 076 070 ' 078
2) SW Farmington Rd (OR10)/Site Driveway : 0.01 0.01 0.44 0.39
3) SW Farmington Rd (OR 10)/Westside Community Church 0.01 003 [ 000t I' 003
4) SW 185t Avenue/North Site Driveway . | 001 | 000! N/AZ N/A?
5) SW 185" Avenue/Retail Driveway , [ 000" | 0.08 0.14 0.10
6) SW 185h Avenue/South Site Driveway ‘ 000! | 0.00! N/AZ | N/A?

-1 Traffic demand is low for critical movement, resulting in a vic ratio of 0.00.
2NJA = Not available, as driveway has been removed..

As shown in the previous two tables, all study intersections are anticipated to operate at an
acceptable mobility standard for both the current and proposed zoning development
scenarios, considering funded and unfunded planned roadway improvements. Based on
_these results; the proposed zone change does not significantly affect the existing or
1 nned transportation system. Therefore, no mitigation beyond the ‘site access
improvements, necessary right-of-way dedication, and anticipate property frontage
improvements described herein is recommended. ‘

H:A\Projecis\21 2006500\ WP\ 120404-TA-TPR-REV2.doc
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VI. SUPPLEMENTAL ANALYSIS

During the development of this TPR analysis report, Group 1 ickenzie met with
Washington County DLUT and ODOT staff on multiplé occasions to review for study
completeness and compliance with TPR analysis procedures: From this series of meetings,
Group Mackenzie prepared two supplemental technical letters responding to several agency
comments and requests for additional information. The letters, dated April 27 and May 10,
2012, are provided in sepdrate appendices in this report. ‘

As detailed in the two technical letters, even with v ra-conservative factors built into the
analysis of long-range traffic operations (i.e. higher external site trip generation, a left-
turn egress restriction at the site access to Farmington Road), the results show all study
it rsections continue to operate at an acceptable mobility standard for both the current
and proposed zoning development scenarios. Based on these sensitivity tests, the proposed
zone change will not significantly affect the existing or planned transportat1on system

e
B
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SUMMARY

The following sections describe key findings, conclusmns and recommendatlons based on
the analysis contained in this report:

- 'BACKGROUND

This transportation impact anallysis (TIA') has been prepared to address a proposed plan
amendment an zone change for three contiguous properties located on the southeast

corner of the SW 185" Avenue/SW Farmington Road (ORIO) intersection in .

Washington County.

The propOsed land use action will change the subject site zoning from Residential
(R-15) to Community Business District (CBD) with select transit or1ented design
elements. : :

This TIA addresses the Transportatlon Planning Rule (TPR) requ1rements as outlined in

Oregon Administrative Rule (OAR) 660-012-0060.

The study area boundary and scope of the analysis was defined based on a meeting with

‘Washington County and ODOT planning and engineering staff. o

The 2035 plan year analysis is for the critical weekday AM and PM peak hours.

EXISTING CONDITIONS

The subject site is approximately 2.29 -acres and currently has 3 single-family
residences. The single-family residences have individual driveways accessing
SW Farmington Road (1 location) and SW 185th Avenue (2 locations). There is also a
cell tower on the subject site that the Applicant intends to keep.

Existing traffic conditions are based on weekday AM and PM peak period traffic counts
conducted in December 201 1. Existing through volumes on OR10 were increased by 3%
to account for seasonal conditions and the 30th Highest Hour Design volumes.

FUTURE CONDITIONS

Planned and funded improvements assumed in-place by 2035 include widening
SW Farmington Road in the study area to 5 lanes. The possibility of an unfunded
project to widen SW 185th Avenue to 5 lanes is also considered, but is not relied upon
to find TPR compliance.

Future traffic growth projections were determined using the Washington County travel
demand model and represent an approximate 43% increase in existing traffic levels.

Reasonable worst-case development under current R-15 zoning is 30 townhome units.

A worst-case development scenario under proposed CBD zoning is a 3,500 SF fast-food
restaurant with drive-through, a 3,500 SF convenience store, and a separate gas station
facility with 12 fuelmg positions.

H:\Pro}ecfsy\2 12006500\WP\ 1 20404-IA-TPR-REV2.doc
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* The proposed zoning development will generate a net increase of 151 primary vehicle
trips (81 enter, 70 exit) during the AM peak hour and 137 pr1mary vehicle trips (68
enter, 69 exit) during the AM peak hour.

= A study intersections will operate at an acceptable mobility standard (v/c ratios of
0.99 or less) during the 2035 weekday AM and PM peak hours for both the current and
proposed zoning development scenarios. :

» Based on additional sensitivity tests (i-e., higher external site trip generation, a left-
turn egress restriction at the site access to Farmington Road), all stu - intersections

continue to operate at an acceptable mobility standard for both the current and
~ proposed zoning development scenarios.

CONCLUSIONS AND RECOMMENDATIONS

. The coposed zone change does not s1gn1f1cantly affect the ex1st1ng or planned
transportation system :

Ll No mitigation beyond the site access improvements, necessary right-of-way dedication,
and anticipate property frontage improvements described herein is recommended.

“\212006500\WP\ 120404 TIA-TPR-REV2.doc
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VIIl. APPENDIX

‘A. ~ Figures
B. Traffic Count Summaries
C. Site Trip Internal Capture Rate Calcul'a.tions

D. . Capacity-Calculatio.ns
E.  Technical Letter (April 27, 2012)

F. Technical Letter (May 10, 2012)

H:\Projects\21 2006500\ WP\ 1 20404-TIA-TPR-REVZ doc
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Rivertast Center | PO Box 14310 | Portland, OR 97293
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GROUP _  _

April 27,2012

ODOT Region |

Attention: Martin Jensvold

123 NW Flanders Street
ortland, OR 97209

Washington County DLUT
Attention: Jinde Zhu

1400 SE Walnut Street, MS-51
Hillsboro, OR 97123

Re: Response to ODOT and Washington County Comments — Farmington/185" Site
Project Number 2120065.00

Dear Mr. Jensvold and Mr. Zhu:

Group Mackenzie has prepared this letter as a technical response to comments received from you

ring the Friday, April 20, 2012 meeting. At this meeting, ODOT and Washington County staff
commented on the traffic impact analysis contained in the April 4, 2012 Transportation Planning
Rule (TPR) Analysis and the March 29, 2012 Access Management Plan (AMP) prepared for the
Applicant’s (Seven Hills Properties) proposed land use action, which includes rezoning and

veloping commercial uses on the three vacant lots located on the southeast corner of the
SW Farmington Road/SW 185™ Avenue intersection. Specifically, meeting comments focused on

z assumptions used in the preparation of these analyses. The key comments and concerns voiced
by agency staff are provided below followed by our technical responses.
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Tel: 503.224.9560 Web: www.grpmack.com Fax: 503.228.1285

AGENCY COMMENTS AND CONCERNS

I. ODOT expressed concern regarding use of a seasonal adjustment factor determined from
Tualatin-Valley Highway to the north. ODOT believes TV Highway is saturated; therefore,
peak hour data cannot properly show seasonal fluctuations. It was recommended Farmington
Road historical traffic counts to be evaluated to determine the seasonal adjustment factor.

2. ODOT expressed concern regarding the TPR Analysis assumption that 33-34% of total
development trips are internal trips s too high. It was recommended that a sensitivity test be
conducted on the effects of reducing the internalization rate by 50%.

3. ODOT expressed concern regarding TPR Analysis pass-by trip assumptions. Specifically, it is
requested the Applicant substantiate assuming 58% AM pass-by for the convenience market
where ITE has no data and substantiate assuming 61% PM pass-by for the gas station where
ITE identifies 42%.

4. Washington County noted that in the AMP the internalization of trips does not balance between
the Pharmacy and Fast-Food uses on the site. 1t is requested this inconsistency be corrected.
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Response to Agency Concern #1

To address Agency concerns regarding seasonal fluctuation of traffic volumes, historical weekday
traffic volume data on Farmington Road was obtained from Quality Counts, a professional traffic
counting service. This data is presented in the following table with counts provided in the appendix
of this letter.

FABLE 1- FARMINGTON ROAD AVERAGE WEEKDAY TRAFFI™ YOLUMES ||

‘ount Location Count Date Volume
May 16, 2006 16,625
rarmington Road March 8, 2007 15462
(0.10 mile east of 185% Avenug) May 22,2008 + 14,758
March 5, 2009 14,847 |

Asidentified in the table above, there is no clear positive seasonal traffic growth trend between the
months of March and May. It should be noted that the same trends shown in the table above apply
to the weekday PM peak hour traffic data captured in the same counts. Likewise, it is not
anticipated there will be a clear pattern of change between the month of December, when the TPR
Analysis and AMP volumes were obtained, and any other month of the year.

An important point to note from the table above is that traffic volumes decreased on Farmington
Road from 2006 to 2009. This same declining trend was also identified in the AMP analysis noting
that data contained in the ODOT Traffic Volume Tables show negative annual traffic growth rates
on SW Farmington Road over the past 10 years. As such, the Applicant’s assumption of positive
future traffic growth in both the AMP and TPR studies yield a conservative estimate of future
traffic conditions.

Based on the historical data collected for Farmington Road, there 1s no clear or positive seasonal
adjustment factor that can be derived. Therefore, the Applicant’s use of the growth factor from
Tualatin-Valley Highway, the nearest comparable east-west urban arterial roadway, 1s appropriate.
Also, as stated at the April 20™ meeting, the 9-month history of hourly traffic patterns at the TV
Highway/185"™ Avenue intersection clearly show no rising seasonal trend between winter months
(December) and surnmer months (June). This fact is true for both the peak hour and off-peak hour
periods shown in the appendix table. Based on this information, the Applicant’s assumption to use
a 3% scasonal growth rate to reflect a December-to-fune adjustment is valid.

Lastly, it should be emphasized that Washington County does not require the use of seasonal traffic
adjustments for AMP analysis. Therefore, the AMP analysis, which utilized a seasonal traffic

adjustment, represents a conservative estimate of future traffic conditions.

Response to Agency Concern #2

As a sensitivity test, we have updated the site trip generation table for the TPR analysis to reflect a
lower possible internalization (reduction of 50% from 33-34% to 17%). Below is the adjusted
table. Also shown in the table is the appropriate PM pass-by trip reduction rate of 42% for a
gasoline/service station. [t should be noted that the pass-by rate of 42% was incorrectly labeled in
the trip table of the original TPR study, even though the resulting numbers shown in that table were,
in fact, correct.
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TABLE 1 - REVISED TRIP GENERATION (TPR ANALYSIS)

TE Weekday AM Peak Weekday PM Peak
Zoning/Land Use Code Size Trip Type Hour Hour
Total | Enter | Exit | Total | Enter | Exit
Proposed Zoning (CBD
Total Trips 234 | 117 117 184 94 90
intemalization
Convenience Markel | 851 | 3,500 SF | (17% Atz Py | B2 | (18 | (18) | (28) (14 | (14)
Pass-By Trips
(58% AM/61% PM) (118) | (59) (59) | (95) i (49) | (46)
Total Trips 173 88 85 119 62 57
. s . internalization
%m ood w/ Drive- 934 | 3500 SF | (17% AM/17% PM) (32) | (16) (16) (23) | (12) : (11)
Pass-By Trips
(49% AM/A9% P (69) | (35) (34) (48) | (25 | (23)
Total Trips 146 74 72 166 83 83
. . Intemalization
Gasqhne/Semce 944 12 (17% AM/17% PM) (29) (15) (14) (28) . (14) @ (14)
Service Station Pumps DS By T
ass-By Trips
(5o vt Py | B8 G4 | G4 | (8 ) | (9)
Total Trips | 553 279 274 469 239 230
- Internal Trips | (93) [ {47} (46) 1 (79) | (40) | (39)
Pass-By Trips | (255) | (128) | (127) | (201) | (103) & (98
Primary Trips | 205 | 104 101 [ 189 | 96 | 93

As shown in the previous table, during the AM peak hour, a worst-case development scenario under
the proposed zoning generates 205 primary vehicle trips (104 enter, 101 exit) and 255 pass-by
vehicle trips (128 enter, 127 exit). During the PM peak hour, the proposed zoning generates 189
primary vehicle trips (96 enter, 93 exit) and 201 pass-by vehicle trips (103 enter, 98 exit).

The following two tables present results of additional 2,035 operations analysis for the proposed
zoning development scenario using the updated site trip generation estimates shown in the table
above. Analysis calculations are included in the appendix.

TABLE 2 - 2035 TPR INTERSECTION OPERATIONS - VIC RATIO
(PLANNED WIDENING ON SW FARMINGTON ROAD ONLY)

Intersection

Proposed
Zoning (CBD)

| | PM
1) SW Farmington Rd (OR10)/SW 185t Avenug 0.97 ] 0.90
2) SW Farmington Rd (OR10)/Site Driveway 0.54 | 045
3) SW Farmington Rd (OR 10)/Westside Community Church|0.00* ' 0.03
4) SW 185" Avenue/North Site Driveway N/A? - NJA?
5) SW 185" Avenue/Retail Driveway 0191 0.24
6) SW 185" Avenue/South Site Driveway N/AZ | NIA2

' Traffic demand is low for critical movement, resulling in a vic ratio of 0.00.

2N/A = Not available, as driveway has been removed.

H:AProjects\2 120065000 WP\LTRVI 2042 7-Response (o ODOT and County Comments Letter.doc




<hibit C
12-222-PA
194 of 223

ODOT Region 1/ Washington County DLUT
Response to ODOT and Washington County Comments — Farmington/185" Site
Page 4

TABLE 5-2035 TPR INTERSECTION OPERATIONS - VIC RATIO l
(PLANNED WIDENING OF BOTH SW FARMINGTON ROAD AND SW 145™ AVENUE
Proposed
ntersection Zonin~ {(CBD)
AM PM
1) SW Farmingion Rd {OR10)/SW 185t Avenue 071 1 0.78
2) SW Farmington Rd (OR10)/Site Driveway 0.59 ; 051
3} SW Farmington Rd (OR 10)/Westside Community Church 0.00': 0.03
4) SW 185" Avenue/North Site Driveway N/AZ . N/A?
5) SW 185" Avenue/Retail Driveway 018 : 0.13
6) SW 185" Avenue/South Site Driveway N/AZ 1 N/A?

Traffic demand is low for erilical movemenl, resulling in 2 vic ratio of 0.00.
IN/A = Not available, as driveway has been removed.

As shown in the previous two tables, all intersections are anticipated to operate at acceptable
agency mobility standards during the weckday AM and PM peak hour periods. Therefore, analysis
findings and conclusions documented in the original TPR Analysis remain unchanged.

Response to Agency Concern #3

Trip generation for a convenience market has a significant pass-by component, not unlike a gas
station. The ITE Trip Generation Handbook 2™ Edition does not contain weekday AM peak hour
pass-by trip data for a convenience market.

It should be further noted, that if the site were to develop with convenience market and gas station
uses, they would be developed as a combined use and not separate uses. [TE data for combined
Gasoline Service Station with Convenience Market has a 62% AM peak hour pass-by rate.
Therefore, applying pass-by data for a Gasoline/Service Station (which has a 58% AM peak hour
pass-by rate) to the convenience market is conservative and appropriate.

As previously noted, the PM pass-by rate of 42% for a gasoline/service station was incorrectly
labeled in the trip gener  an table of the original TPR study, even though the resulting trip numbers
shown in that table were correct. The trip generation table provided in this letter shows the correct
pass-by percentage labeling.

Response to Agency Concern #4

The trip table presented in the AMP has been revised to correctly show the proper balance of
internal trips between the pharmacy and fast-food restaurant uses.
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i TARI F 2 _ REVIREN TRID AENFRATw i~ (AMP anpr 1=IS)

Land Use 1nc Size Trio Type YYCTRUG ﬁﬂ reiﬁ( vvar Weekday PM Peak Honr
Code pyp Total | Enter | Exit [ Total | Enter | cxu
Total 39 22 17 150 75 75
Internal
armacy w/ Drive-Thru | 881 {14,550 SF| (8% am, 15% pm) (7) ) () (21) (10) m{ ]
Pass-B
(9% am 4% pmy| (10| @ @ | 63| G0 | (@2
Total 148 75 73 | 102 53 | 49
Internal !
Fast-Food wi Drive-Thru| 934 | 3000 SF | (8% am, 15%pmy| ) | @ L @ | @) 1 (10 (10)
Pass-8
(49% am 49?,; o) (69) (35) | (34) | (41) (21) | (20)

Total Trips| 187 97 90 252 128 124
Less Internal Trips| (14) (7) (7) {(42) (21) ! (21)
Less Pass-by Trips| (85) (43) (42) | (104) (52) . (52)
Total Primary Trips| 88 47 41 | 108 55 | 51

Relative to the original AMP analysis, total primary trips increased by 1 trip to 88 trips during the
weekday AM peak hour, and decreased by 2 trips to 106 during the weekday PM peak hour. The
changes are insignificant and do not alter the analysis findings and conclusions of the original
AMP.

CONCLUSIONS
ODOT or Washington County have any further questions or comments regarding this letter and

the transportation impact analysis contained within the AMP and TPR studies prepared for Seven
lls Properties’ proposed land use action, please feel free to call me.

Sincerely /‘ .
’ S
S

/g’/’f/ /f/ ,;‘“‘f;?? [ L,(?JJ

25 e o . L

R L o { B002JPE

/7. l/ e - /. }% uuuuu —
Brian X Dunn, P.E. Ji""”"}(:é@gﬁ' )
Traffic Engineer ,o\ 0

Fu, Q
"/03\:/ 13, \qq

NG v
Enclosures: Appendix A — Historical Farmington Road Traffic Counts 7 JOSEPV
Appendix B — Revised Operations Analysis Worksheets

[ExPRES. [7. 7/-p00/2 |

¢:  Tom Rocca — Seven Hills Properties
Dana Krawczuk — Perkins Cote, LLP
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Type of report: Tube Count - Volume Data
LOCATION: Farmington Rd .10 E of 185th Ave
SPECIFIC LOCATION: .10 E of 185th Ave
CITY/STATE: Tigard, OR

Page t nf1

QC JOB #: 10181...
DIRECTION: EBWB
DATE: May 16 2006 - May 17 2006

Start Time Mon Tue Wed Thu rri | Average Weekday|  Sat Sun Average Week Average Week Profile
16-May-06 17-May-06 Hourly Traffic ' Hourly Traffic
12:00 AM 117 117 117
1:00 AM 61 61 61
2:00 AM 30 30 30
3:00 AM 40 40 40
4:00 AM 128 128 128
5:00 AM 373 373 373
6:00 AM 868 868 868
7:00 AM 1110 1110 1110
8:00 AM 1062 1062 1062
9:00 AM 831 831 831
10:00 AM
11:00 AM 865 865 865
12:00 PM 992 992 992
1:00 PM 893 893 893
2:00 PM 1052 1052 1052
3:00 PM 1169 1169 1169
4:00 PM 1281 1281 1281
5:00 PM 1370 1370 1370
6:00 PM 1286 1286 1286
7:00 PM 1028 1028 1028
8:00 PM 857 857 857
9:00 PM 652 ‘ 652 652
10:00 PM 356 356 356
11:00 PM 204 204 204
Day Total 12005 4620 16625 16625
%Aweekday 722%  27.8%
verage
0,
A/“;/\é\r’aegeg 722%  27.8% 100.0%
AM Peak 11:00 AM 7:00 AM 7:00 AM 7:00 AM
Volume 865 1110 1110 1110
PM Peak 5:00 PM o.uu PM 5:00 PM
Volume 1370 1370 1370
Comments:

Report generated on 4/26/2012 3:42 PM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net)
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Type of report: Tube Count - Volume Data Page 1 of 1

LOCATION: Farmington Rd 0.10 E of 185th Ave - QC JOB #: 10348651
SPECIFIC LOCATION: Station # 382 DIRECTION: EBMWB
| AirvieTaTeL o Sounty OR _ _ . DATE: May 22 2008 - May 22 2008
Start Time| ™©N tue Wed Thu Fri |Average Weekday| sat sun Average week Average Week Profile

22-May-08 Hourly Traffic Hourly Traffic
12:00 AM 108 108 108
1:00 AM 52 52 52
2:00 AM 68 68 68
3:00 AM 43 43 43
4:00 AM 126 126 126
5:00 AM 375 375 375
6:00 AM 727 727 727
7:00 AM 1013 1013 1013
8:00 AM 846 846 846
9:00 AM 691 691 691
10:00 AM 666 666 666
11:00 AM 702 702 702
12:00 PM 709 709 709
1:00 PM 723 723 723
2:00 PM 821 821 821
3:00 PM 995 995 995
4:00 PM 1082 1082 1082
5:00 PM 1121 1121 1121
6:00 PM 1095 1095 1095
7:00 PM 923 923 923
8:00 PM 727 727 727
9:00 PM 606 606 606
10:00 PM 348 348 348
11:00 PM 191 191 191
Day Total 14758 14758 14758
% Weekda
Average ! 100.0%
;f’v‘é\rlggz 100.0% 100.0%
AM Peak 7:00 AM 7:00 AM 7:00 AM
Volume 1013 1013 1013
PM Peak 5:00 PM 5:00 PM 5:00 PM
Volume 1121 1121 1121
Comments:

Report generated on 4/26/2012 3:42 PM

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net)
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Type of report: Tube Count - Volume Data

Page 1 of 1

SPECIFIC LOCAT

382 ft from

LOCATION: Farminaton Rd 0.10 E of 185th Ave
'8
CITY/STATE: UN vvC, OR

QC JOB #: 10410477
DIRECTION: EB/MWB
DATE: Mar 05 2009 - Mar 05 2009

Report generated on 4/26/2012 3:42 PM

Start Time | MonN Tue Wed Thu Fri  |Average Weekday| Sat Sun Average Week Average Week Profile
05-Mar-09 Hourly Traffic Hannrhr Traffie
12:00 AM 103 103 ‘0w =)
1:00 AM 66 66 66 )
2:00 AM 36 36 36 2
3:00 AM 39 39 39 L]
4:00 AM 96 96 9% |
5:00 AM 279 279 279 i
6:00 AM 682 682 682 S
7:00 AM 921 921 921
8:00 AM 873 873 873
9:00 AM 783 783 783
10:00 AM 701 701 701
11:00 AM 730 730 730
12:00 PM 817 817 817
1:00 PM 876 876 876
2:00 PM 895 895 895
3:00 PM 1114 1114 1114
4:00 PM 1144 1144 1144
5:00 PM 1204 1204 1204
6:00 PM 1096 1096 1096
7:00 PM 816 816 816
8:00 PM 566 566 566
9:00 PM 500 500 500
10:00 PM 318 318 318
11:00 PM 192 192 nn
Day Total 347 14847 U
% Weekday 100.0%
Average
% Week 100.0% 100.0%
Average
AM Peak 7:00 AM 7:00 AM 7.00 AM
Volume 921 921 a21 -
PM Peak 5:00 PM 5:00 PM 5:0u rv
Volume 1204 1204 179‘1
Comments.

SOURCE: Quality Counts, LLC (http://www.qualitycounts.net)
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May 10, 2012

Washington County DLUT
Attention: Paul Schaefer

150 N. First Avenue, Suite 350
Hillsboro, OR 97124

ODOT Region |
Attention: Martin Jensvold
123 NW Flanders Street
Portland, OR 97209

RiverEast Center | PO Box 14310 | Portland, OR 97293

R Re: Revised TPR Traffic Impact Analysis — Farmington/185" Site

TR Project Number 2120065.00

o 4

S

T ear Mr. Schaefer and Mr. Jensvold:

m [

s & This letter summarizes the revised operations analysis findings supporting Seven Hilis Properties’
% proposal to rezone the three parcels Jocated on the southeast comer of the Farmington Road/185"
o £ Avenue intersection in Washington County. Specifically, this letter addresses comments received in
= g an email from Mr. Schaefer (Washington County) dated May 9, 2012, requesting a revision to the
% H April 27,2012 supplemental traffic analysis letter, which addressed the proposed zone change and
w2 compliance with Transportation Planning Rule (TPR) requirements.

o 3

Z B

5 3 ACKGROUND

i 5 As part of the County’s technical completeness review for the proposed zone change, the May 9,
o 3 2012 email from Mr. Schaefer states:

R

“The TPR analysis needs 1o be revised without a lefl-out from the site onto Farmington.
Removal of the left-out will result in more trips accessing the system from 85th (and not
Farmington). As such there will be more left turn and north bound trips entering the
) intersection from 185th. The analysis, in particular, needs to re-evaluate the v/c ratio of the
o intersection for all legs of the intersection.”

REVISED ANALYSIS

A revised operations analysis was completed consistent with revisions requested by Mr. Schaefer.
For the analysis, all left-turn egress movements from the site access onto Farming Road were

--routed to the site access on 185" Avenue and then north to the Farmington Road/185" Avenue
intersection in a manner consistent with the assumed trip distribution parameters documented in the
original TPR traffic study dated April 4, 2012,

Traffic operations analyses were then conducted for the Farmington Road/! 85" Avenue intersection
R to determine revised trip assignment impacts. Revised analysis results, reflecting a no left-tum
restriction from the site access onto Farmington, indicate intersection v/c ratios of 0.91 and 0.89 for
the 2035 weekday AM and PM peak hour conditions, respectively. These results continue to meet

H:\Projects\2 120065000\WP\L TRV 2051 0-Revised TPR Analysis Leuer.doc
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Revised TPR Traffic Impact Analysis — Farmington/185" Site
Project Number 2120065.00

May 10, 2012

Page 2

the ODOT mobility performance standard, which is an intersection v/c ratio of 0.99 or less during
peak hour conditions. Revised operations analysis results are provided in the attached appendix.

[t is important to note the revised analysis results reflect the following conservative factors:

l.

Assumes the planned widening of Farmington Road to five lanes, but not the planned widening
of 185™ Avenue to five lanes. Resuiting v/c ratios will be even lower with the widening of
185",

Results are based on an extreme estimate of worst-case site trip generation, as it assumes a
much lower trip internalization rate than suggested by the Institute of Transportation Engineers
Handbook, thus maximizing external site trips. This adjustment was requested by ODOT and is
summarized in our April 27, 2012 letter. While higher external site trip generation was
evaluated for this revised analysis effort, Group Mackenzie considers this internalization rate
too low and this analysis should be used as a “sensitivity” test for illustrative purposes only.

Other key assumptions and findings regarding the revised analysis results are as follows:

I

AM and PM peak hour analysis results identify a slight increase in the Farmington/185"
intersection cycle length from the current 110 seconds to 120 seconds. This modification is
allowed per the ODOT Analysis Procedures Manual, Chapter 7, Page 38.

AM and PM peak hour analysis results aiso show all individual approach movements at the
Farmington/185" intersection function adequately with v/c ratios below 0.99.

Because all legs of the Farmington/185™ intersection continue to function acceptably under the
revised TPR analysis, there is no significant effect. Therefore, no additional modifications to
the intersection are needed.

CONCLUSIONS

Based on the revised operations analysis detailed in this letter, our previous finding of no
significant affect documented in the original April 4, 2012 TPR traffic study and supporting April
26, 2012 supplemental analysis still stands. Furthermore, as this issue relates to the Access
Management Plan, our previous findings that a shared right-in/right-out/left-in only site access to
Farmington Road will operate adequate and safely and will maintain the classifie function and
integrity of the roadway remains unchanged. [f ODOT or Washington County have any further
questions or commenis regarding this letter and the transportation impact analysis contained within
the AMP and TPR studies prepared for Seven Hills Properties’ proposed land use action, please feel

free to call me.

Sincerely” o7

’ ”Brian J/’l’jﬁnn, P.E.
Traffic Engineer

Attachment: Appendix A — Revised Operations Analysis Results

C:

i

Tom Rocca — Seven Hills Properties
[Dana Krawczuk — Perkins Coie, LLP
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Supplemental Application Materials

Supplemental Market Analysis Evidence dated August 1, 2012 from
Dana Krawczuk, Perkins Coie (8 pages)

Transportation Oriented District Code Summary — Proposed Setback
Exg ination dated July 31, 2012 from Baysinger Partners (4 pages)

Si plemental Market Analysis for Proposed Walgreens at SW 185"
Avenue and SW Farmington Road dated July 31, 2012 from Jeff Olson,
Commercial Realty Advisors NW, LLC (4 pages)

Economic Impact Overview Analysis — Washington County Retail
Development dated April 2, 2012 from Eric Hovee, E.D. Hovee &
Company, LLC (6 pages)

Economic Impact Overview Analysis — Washington County Retail
Development dated April 4, 2012 from Eric Hovee, E.D. Hovee &
Company, LLC (7 pages)

Market Overview for Washington County Retail Development dated
July 31, 2012 from Eric Hovee, E.D. Hovee & Company, LLC (14 pages)

Executive Summary and Response to Staff Report — Case file
12-222-PA dated August 14, 2012 from Dana Krawczuk, Perkins Coie
(4 pages)

Suitability of Alternative Sites for the Proposed Use and Unsuitability
of Site for Residential Development Under the R-15 Zone dated

Au st 14, 2012 from Thomas J. Rocca, Seven Hills Properties, LLC

(5 pages)

Response to Washington County Staff Report dated August 13, 2012
from Eric Hovee, E.D. Hovee & Company, LLC (4 pages)
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Dana L. Krawczuk
pronE: (503) 727-2036
Fax:  (503) 346-2036

derkins
Coie

1120 NW. Couch Street, Tenth Floor
Portland, OR 97209-4128

PHONE: 503.727.2000

FAX: 503.727.2222

www.perkinscoie.com

emalL: DKrawczuk@perkinscoie.com

August 1, 2012

VIA EMAIL

Paul Schaefer

Washington County

Department of Land Use and Transportation
Room 350-14

115 North First Avenue

Hillsboro, OR 97124

Re:  Supplemental Market Analysis Evidence — Case file 12-222-PA
Dear Paul:

In response to preliminary feedback from staff, Seven Hills Properties, LLC offers the following
supplemental market analysis evidence in support of the pending proposed plan amendment
referenced above:

o Supplemental Market Analysis for Proposed Walgreens at SW 185th Avenue &
Farmington Rd., July 31, 2012, by Commercial Realty Advisors Northwest, LLC (the
"CRA Supplement")

o Market Overview for Washington County Retail Development, July 31, 2012, by E.D.
Hovee & Company, LLC (the "Hovee Report")

e Economic Impact Overview Analysis — Washington County Retail Development, April 2,
2012, by E.D. Hovee & Company, LLC (the "Hovee Supplement")

Please include this letter and the attachments in the record for the above referenced case.

This tter, the attached reports and the previously submitte application narrative and Market
Analysis for Proposed Walgreens at SW 185th Avenue & Farmington Road, Aloha, OR 97007,
February 29, 2012, by Commercial Realty Advisors Northwest, LLC (the "CRA Report")

79648-0001/LEGAL24299981.2

ANCHORAGE - BEIJING - BELLEVUE - BOISE - CHICAGO - DALLAS - DENVER - LOS ANGELES - MADISON - NEW YORK
PALO ALTO - PHOEN!X - PORTLAND - SAN DIEGO - SAN FRANCISCO - SEATTLE - SHANGHA! - WASHINGTON, D.C.

Perkins Coie LLP
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(Exhibit 4 to the application narrative) all provide evidence to address Policy 1(f), Policy 18 and
Policy 20 of Washington County's Comprehensive Framework Plan. The Policies relate to
economic development, land supply and appropriate plan designations.

Interpreting Policy 1(f) and Policy 20

There is some overlap between Polices, but also significant distinctions. Accordingly, one must
carefully read the precise text of each policy and interpret them so that they harmonize, rather
than being at cross purposes.

Policy 1(f) requires a plan amendment applicant to demonstrate "a lack of appropriately
designated suital : alternative sites within the vicinity for a proposed use" based upon size or
locati  factors related to the "proposed use." By its terms, Policy 1(f) focuses on a proposed
use (in this case, an approximately 15,000 square foot Walgreens and a second 3,000 square foot
building pad, both with drive-thrus) rather than all uses permitted in the zone.

As important as what is expressed in Policy 1(f) is what is not required by the Policy. Policy 1(f)
does not specify what is considered a "lack" of suitable sites. While a possible interpretation
could be that if a single alternative suitable site is available, there is not a "lack" of sites, so there
isno sisfora namendment, that interpretation is inconsistent with Policy 20. Policy 20
directs the County to:

Help create a healthy climate for economic development by
designating an adequate amount of serviced commercial and
industrial land to ensure choice in the regional market place.
The supply will be subject to period review to ensure that the
economy is not harmed due to the fact that there is not enough
l: 1 or that the size and location of remaining land does not meet
market needs.

Policy 20, Implementing Strategy (b). Emphasis added.

Policy 1(f) and Policy 20 must be interpreted so that they support one another. Policy 20 is
focused on the needs of the market, and responding by providing choice in the market, which
means more than a single site must be available for a proposed use. Accordingly, Policy 1(f)
cannot mean that so long as a single site is available for a proposed use, a plan amendment
cannot be approved, because that interpretation does not provide choice in the regional market
place or an adequate amount of commercial land. Instead, the lack of suitable sites in Policy 1(f)
must correlate to the requirement in Policy 20 that an adequate amount of commercial land be
supplied to ensure market choice. Therefore, an applicant may comply with Policy 1(f) and
Policy 20 by demonstrating that while there may be more than one suitable alternative site

79648-0001/LEGAL24299981.2
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ava ble, there is still an inadequate supply of commercial land (i.e. no market choice or unmet
consumer demand). However, in this case, as discussed in multiple reports and below, there are
no suitable alternative sites for the proposed use, which means that there is no choice in ¢
regional market place. Moreover, there is significant market demand for the proposed use.

Evidence in Suppert of Policy 1(f), Policy 18 and Policy 20
Policy 1(f)

The CRA Report and CRA Supplement provide the analysis of the suitability of alternative sites
for the proposed use; the findings and conclusions in those reports are corroborated by the Hovee
Sup; ‘ment.

The CRA Report addresses each of the elements of Policy 1 (f) by:

o defining the "Proposed Use" as an approximately 15,000 square foot Walgreens and
second approximately 3,000 sf building pad, both with drive-thrus;

e defining the "Vicinity" as 2 miles from the site of the proposed plan amendment';

e defining six size and location factors” that make a site suitable for the Proposed Use;
and

" The "Vicinity" is different than the market or trade area for a Walgreens. The "Vicinity" was identified as 2 miles,
which is the concentric circle drawn around the site and is the area in which alternative sites were analyzed to
determine if they were suitable. One of the "location" suitability factors was the alternative site not within the 1.5
mile market area of an existing Walgreens.

2 . . . .
The six size and location factors include:

1) At least 1.5 miles away from an existing Walgreens.

2) On the corner of an intersection of two major roadways. Strong preference for both streets being
arterials, but will consider having one street a collector, so long as the other street is a principal arterial. "T*"
intersections do not work.

3) When a second use/building pad is developed with a Walgreen's, like the Proposed Use, the minimum
site size is generally 1.5 acres, but factors such as access, cross-easements and internal circulation can result in a
larger minimum site size. The maximum site size is approximately 3.0 acres, subject to market conditions, i.e.
demand for additional retail space in the given trade area.
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¢ identifying every CBD zoned parcel within the Vicinity of the site and analyzing if the
parcels were suitable for the Proposed Use, based upon the size and location factors.

Most of the size and location factors described in the CRA Report are self explanatory.
However, County staff has requested more information about the 1.5 mile market or trade area
for Walgreens and why the alternative sites north of Tualatin Valley Highway are unsuitable.

The first location factor identified in the CRA Report was that the alternative site must be at least
1.5 miles from an existing Walgreens. The 1.5 mile market area spacing between an existing
Walgreens and a proposed new store is required by Walgreens, and is consistent with the spacing
of existing stores in the Washington County suburban market. The reasonableness of this market
area is confirmed in the Hovee Supplement, which explains that a single 15,000 sf pharmacy can
be supported by approximately 30,000 residents and that there are 39,776 residents within 1.5
miles of the site.

The last location factor identified in the CRA Report was that manmade facilities, such as high
volume streets (principal arterials or freeways) or rail road tracks, can serve as a physical and/or
psychological barrier for potential customers. As a result, the market or trade area for a proposed
use generally does not cross a significant barrier because potential customers will travel further
to avoid crossing a busy street or rail road track. The Hovee Supplement confirms this location
factor, explaining that Tualatin Valley Highway "serves to bifurcate the day-to-day convenience
retail market for the Aloha-Reedville community," "major roadways, such as TV Highway, can
function as a barrier for uniform flow of traffic within a trade area. This is especially the case if
the travel corridor is relatively congested and/or has a limited number of effective north/south
highway crossings" and "the real and psychological market barrier posed by TV Highway is
accentuated by the rail track which runs parallel to the highway on the south side." As a result of
the barrier posed by TV Highway, when the Hovee Supplement analyzed the population and
market area at could support the area's existing pharmacies plus the proposed Walgreens, the
report excluded the area north of TV Highway.

4) Flat and no wetlands on the building pad.
5) Minimum dimensions of 185’ x 260° (inside the setbacks and sidewalks).

6) Our experience also demonstrates that extremely high volume streets, such as principal arterials or
freeways, and rail road tracks can serve as a barrier, meaning that customers are reluctant to cross a road such as TV
Highway ino  rto access a store because of the perceived inconvenience of navigating a busy street and/or passing
over rail crossings.

79648-0001/LEGAL24299981.2
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The CRA Report concluded that none of the 175 tax lots zoned CBD were suitable alternative
sites for the proposed use. All but one parcel, the Farmington Mall, were deemed unsuitable
because they were within the 1.5 mile trade area of an existing Walgreens and are north of TV
Highway.3 The Farmington Ma (s not a suitable : zrnative site because it does not have vacant
space that could accommodate the proposed Walgreens, and in s as a tenant a Rite Aid, who
has1 exclusive right to occupy that commercial center.

The CRA Supplement provides a more refined analysis of two sites that are of interest to the

Co 'y, the former Reo's Ribs and former Shell gas station at the intersection of SW 174th
Avenue and TV Highway. Both sites were deemed unsuitable in the CRA Report because they
are within 1.5 miles of an existing Walgreens. As detailed in the CRA Supplement, neither site
is a suitable alternative because they are both located north of TV Highway (the sixth factor,
which is related to location), they are both too small (less than 1.5 acres, the third factor, which is
related to size) and the intersection is unsuitable because it is an unsignalized "T" intersection
with a local street that feeds a residential neighborhood (the second factor, which is related to
location).

Policy 18

Policy 18 includes location criteria that guide the determination of appropriate plan designations
fora articular site. As explained in the application narrative, while the location criteria suggests
that a CBD zoned site should generally be between 2 and 5 miles from a commercial center, that
is not a mandatory approval criterion. Instead, the "exact location" of CBD sites are determined
by ie community planning process with consideration of existing land use patterns" and
"market factors,” which means market area, population density and sales leakage are all relevant.
As described in more detail in response to Policy 20, the Aloha-Reedv 2 area south of TV
Highway is a "retail desert." The Hovee Supplement concludes that their analysis of sales
leakage:

« arly indicates substantial need for added CBD-compatible
[sites] to stter serve the portion of the Aloha-Reedville
community south of TV Highway. The locational criteria [in
Policy 20] appropriately provide County discretion to consider

* The CRA Report depicts some CBD zoned parcels near the southwest quadrant of the intersection of SW 198th
Avenue and SW Tualatin Valley Higl  y. Thatareais ually zoned Industrial (IND). Even if the parcels were
commercially zoned, they are directly across the street from the existing Walgreens at 19975 SW Tualatin Valley
Highway.
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closer spacing of CBD zones which appears especially warranted
in this case within a neighborhood community that remains
substantially underserved with retail services."

Policy 2

While Policy 1(f) addresses the supply side of available sites, Policy 20 focuses on the demand
for commercial sites and how the supply measures up to the demand. Policy 20 includes three
implementing strategies and four aspirational policies goals. Compare Implementing Strategies
("The County w ...") to the policy goals ("It is the policy of Washington County to
encourage...”). Implementing Strategy (b) requires the County to ensure that there is an
adequate amount of commercial land that is responsive to market needs, including market
choice. Among the aspirational policies is "...to encourage and participate in activities which
strengthen the local economy through...retention and expansion of existing businesses and
industry.” Policy 20(1). Itis not a plan amendment proponent's obligation to ensure that every
existing business in the County survive, regardless of the health of the corporate entity or their
business model. However, the Hovee Supplement addresses both the existing need for additional
commercially zone land and an analysis of the impact on existing businesses if additional
commercial ind is designated.

The Hovee Supplement concludes that "the current supply of CBD and NC land in the Aloha-
Reedville community south of the TV Highway corridor does not comply with Policy 20 because
there is an inadequate supply of land" and describes this area as a "retail desert." This is
consistent with e statement in the CRA Report that "the Aloha-Reedville area, particularly
south of Tualatin Valley Highway, is starved for quality commercial development.” The
evidence and analysis in support of these conclusions is based upon the large quantity of sales
leakage from the Al a-Reedville area south of TV Highway. Sales leakage occurs when
commercial services are not provided in a market area that would support the services (based
upon populatio1r  so customers are required to travel outside of the market area to have their
needs met. The Hovee Supplement determined that the existing and expected population growth
over 5 years within a 2 mile market area of the site (excluding residents north of TV Highway,
which is a manmade barrier for the market area) creates sales leakage that "is great enough to
warrant new retail development as proposed while still maintain the capability of existing
competing businesses to remain viable."
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Other Considerations
Economic Impact of Proposed Use

The Hovee Report is an analysis of the economic impact of the planned development, which is
an approximately $8.7 million project that will generate new construction activity and, when
con leted, will generate employment and payroll for area residents together will added tax
revenue to the state and local jurisdictions. The economic impact, inc ding direct, indirect and
economic multiplier effects are estimated to be:

e One Time Construction Benefits — Direct and Economic Multiplier Effects that include:

"o $18.9 million for on-site expenditures and indirect spending throughout the metro
region associated with construction

o 135 jobs regionally related on-site construction plus indirect jobs

o A total multiplier impact of $6.7 in construction payroll, inc 1ding both on-site
construction and indirect jobs

e On-going Operational Benefits — Direct and Economic M iplier Effects that include:

o On-site spending and indirect spending for a combined annual benefit of $21.8
wmillion

o On-site employment and indirect employment that rest  in approximately 50
jobs, with a total added payroll of $1.47 million

Fiscal Effects to State and Loc: Jurisdictions

o Total property tax revenue from the completed project of approximately $270,300
per year (approximately $90,7000 of which is distributed to multiple taxing
juris ctions in Washington County and regionally), as compared to $0 from the
current tax exempt owner

o An estimated $173,100 annually in added Oregon income tax

o When calculated over a 20-year time frame, the net present value ¢ the annual
tax generated by the completed development is estimated at approximately $4.05
million for a benefiting state and local jurisdictions combined.
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Propos¢ Drive-Thrus

Drive-thrus are .  »wed in both the CBD and TOD zones. The CRA Report and Hovee
Supplement both evaluate the need for drive-thrus at both the proposed pharmacy and second
building pad. The Hovee Supplement concludes that based upon their analysis, "drive-thru
capability is important if not essential for all the customer service oriented commercial functions
being considered with the subject SW 185th Avenue and Farmington Road property." Both
reports also con  de that the site is well suited for drive-thrus because of the highly traffic
intersection whi it is located. Finally, under separate cover, the project architect has detailed
the TOD features that will be incorporated into the project so that it is attractive to users of all
modes of transportation.

Very truly yours,

Lot

Dana L. Krawczuk

DLK:crl

Enclosures

cc: Tom Rocca, Seven Hills Properties, LLC (via email) (w/encs.)
Eric Hovee, E.D. Hovee & Company, LLC (via email) (w/encs.)
Jeff Olst  CRA (via email) (w/encs.)
Aisha W its, Washington County (via email) (w/encs.)
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July 31, 2012

Thomas Rocca

Seven Hills Properties, C
88 Perry Street, Suite 800
San Francisco, CA 94107

RE: Transportation Oriented District Code S nmary for Proposed Plan Amendment (Case
File 12-222-PA) Proposed Setback Explanation

Dear Tom,

You have asked us to elaborate on why we have designed the proposed Walgreens at SW
185th Avenue and SW Farmington Road so that the pedestrian friendly vehicular parking
and maneuvering area of the proposed pharmacy is located between the structure and the
street.

The proposed Walgreens' setback from the street is comparable to or less than nearby
retail uses. However, unlike the nearby retail uses, the proposed Walgreens is oriented so
that entry is towards the corner, which is inviting to pedestrians coming from either
direction. The attractive corner orientation and proposed setback also allow for safe and
convenient parking in close proximity to the entrance. Having easily accessible parking,
including handicapped parking, is particularly important for a pharmacy, whose customers
are frequently elderly or iil.

When designing the site we explored many alternatives for building orientation and
setbacks. The limiting factors on the site include the location of the access points (which
are required by the County-approved Access Management Plan), the long and narrow
configuration of the site, needing to have the Walgreens relate to both street frontages,
accommodating truck loading, the lack of on street parking, and providing functional, safe
and convenient parking for customers. While our design also accommodates a drive thru,
the drive thru did not dictate the design of the site. If the building was not setback from
the street, a drive thru could still be provided.

The deciding factor for setting the building back from the street was providing accessible
parking for customers. If the building was moved up to the lot line and the entry is
oriented to the corner, pharmacy customers would need to travel a minimum of 200 feet
from the nearest parking space (including handicapped spaces) to the building entrance.
Many spaces would be substantially farther away. Once parked, customers would also be
required to walk or navigate their wheelchair through the loading and drive thru areas in
order to access the pharmacy, which is potentially hazardous. This scenario is contrary to
n )y re -ements in the code that require generally direct and uncircuitous accessways

that ensure safe and convenient access for all modes of travel - vehicular, pedestrian,
bicyclists and transit users. CDC 408-6, CDC 408-10.3, CDC 403-10.3 and CDC 413-7.3.

Baysinger Pariners Architecture

1006 SE Grand Ave., Suite 300
Portland, OR 97214

. 503-546-1600

- 503-546-1501

worw BaysingerPartners com
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Based upon all of these considerations, we designed the project so that the building is
setback from the street. While accommodating customer parking was important to the
design, it is not a vehicle oriented project. Instead, several pedestrian oriented features
are offered, such as a colonnade feature with rain protecting roofs and public plazas that
create t street edge desired by the maximum TOD setback ordinance. Our conceptual
designs e attached as Exhibit 3b to the application. The attached photographs are
representative of the kinds of pavers, bollards and colonnades that are envisioned for the

project.

We understand that the County has inquired about why the Walgreens you recently built
in Hillsboro on 10th and Baseline was able to be constructed without being setback from
the street. From the outset, when comparing store designs, one must consider the unique
characteristics of each site. The site of the proposed Walgreens at 185™ and Farmington
Road is substantially different in its geometry and access from the recently completed
Hillsboro Walgreens at 10th and Baseline. The Hillshoro Walgreens’ site was unique
because it has an alley, which enabled us to put the loading dock al g 10" with the entry
off of Baseline and secondary access off of the alley. The Hilisboro Walgreens is not
setback from the front lot line, but the store's entrance does not face the corner. Instead,
the entrance is mid-block on the western edge of the building, abutting the parking lot.
With this configuration, safe and convenient parking is provided adjacent to the front door
with access directly off Baseline. The need for accessible parking is why we did not design
the Hills ro Walgreens so that front entrance was oriented to the corner.

I look forward to sharing the site plan and preliminary design of the proposed urban
landscape to help alleviate any concerns about the proposed building site plan and
setbacks at the upcoming public hearing.

Sincergly/
BAYSINI A PARTNE

#fiam M. Ruecker, A
Principal

cc:  File
Dana Krawczuk - Perkins Coie
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July 31, 2012

RE: Supplemental Market Analysis for Proposed Walgreens at SW 185™ Avenue & Farmington Rd

Seven Hills Properties has applied to rezone the approximately 2.25 acre site at SW 185th Avenue and
Farmington Road in Aioha, Oregon (the "Site") from R-15 to CBD. Seven Hills intends to develop the site
with an approximately 15,000 sf Walgreens and second approximately 3,000 sf building pad, both with
drive-thrus (the "Proposed Use"). The trade are for the Proposed Use was defined as 2 miles (the

"Vicinity").

On February 29, 2012, our office provided an analysis of the lack of suitable alternative sites that are
currently zoned CBD in the vicinity of the Site, why the Site is an appropriate location for the Proposed
Use, and why the drive-thrus are needed in the market area. This memorandum supplements our

Fo -uary 29, 2012 report and provides supplemental analysis for a few sites identified by the County.

Proposed Use Size and Location Requirements for a Site

As explained in our February 29th report, the following are size and location characteristics that a site
must include in order to be suitable for the Proposed Use:

1) At least 1.5 miles away from an existing Walgreens.

2) On the corner of an intersection of two major roadways. Strong preference for both streets
b g arterials, but will consider having one street a collector, so long as the other street is a principal
arterial. "T" intersections do not work.

3) When a second use/building pad is developed with a Walgreen's, like the Proposed Use, the
minimum site size is generally 1.5 acres, but factors such as access, cross-easements and internal
circulation can result in a larger minimum site size. The maximum site size is approximately 3.0 acres,
subject to market conditions, i.e. demand for additional retail space in the given trade area.

4) Flat and no wetlands on the building pad.
5) Minimum dimensions of 185’ x 260’ {inside the setbacks and sidewz ).

6) Our experience also demonstrates that extremely high volume streets, such as principal
arterials or freeways, and rail road tracks can serve as a barrier, meaning that customers are reluctant to
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cross a road such as TV Highway in order to access a store because of the perceived inconvenience of
navigating a busy street and/or passing over rail crossings.

Supplemental Analysis of Particular CBD Zoned Properties in the Vicinity of the Site

Our February = h report analyzed 175 tax lots with CBD designations in the 2 mile vicinity of the Site.
We started by  plying the first size and locational requirement for the Site (that a site must be at least
1.5 mites from an existing Walgreens), which eliminated almost all of the alternative sties as potential
alternatives. In our February report, we recognized that many of the parcels that were excluded on the
basis of proximity to an existing Walgreens also had other defects that were not elaborated upon in the
lot by lot analysis, such as parcel size, location north of Tualatin Valley Highway, or not located on a busy
enough intersection. Washington County has requested that we provide additional analysis for a few
sites, which are detailed below.

1. Former Reo's Ribs (17375 SW Tualatin Valley Highway)

The former Reo's Ribs site is not a suitable alternative site for the Proposed Use because it does not
have the following size and location requirements (numbers correlate with the list provided above}:

1} Itisy hin 1.5 miles of an existing Walgreens.

2} Itis a T intersection without a light that includes a local street. Without a signal at SW 174th
and TV Highway, given the speed of passing traffic, access is challenging and unsafe. Furthermore, SW
174th is not a primary commercial artery — the local street heads directly into a residential
neighborhood.

3) Itis less than 1. 5 acres. Relying upon County GIS maps and other online sources, it appears
as if the Reo's Ribs site is comprised of at most four tax lots,* which total 57,065 square feet
(approximately 1.3 acres).

6) It is north of TV Highway. Properties north of TV Highway are not in the same trade area (or
Vicinity) as the e because both TV Highway and the railroad track serve as a physical and psychological
barrier for pote ‘al customers.

2. Former Shell Gas Station (17455 SW Tualatin Valley Highway)

The former Shell gas station site is not a suitable alternative site for the Proposed Use because it does
not have the fo  wing size and location requirements (numbers correlate with the list provided above):

' The former Reo's Rib site appears to consist of the following tax lots:

Ref Parcel # 15S107DC 00800 / Parcel # R0049842, Lot Size: 0.13 AC (5,663 SF)

Ref Parcel # 15107DC 00801 / Parcel # R0049851, Lot Size: 0.41 AC (17,860 SF)
Ref Parcel # 1S107DC 00700 / Parcel # R0049833, Lot Size: 0.46 AC (20,038 SF)
Ref Parcel # 15107DC 01000 / Parcel # R0049860, Lot Size: 0.31 AC (13,504 SF)
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1) It is within 1.5 miles of an existing Walgreens.

2) Itis a T intersection without a light that includes a local street. Without a signal at SW 174th
and TV Highway, given the speed of passing traffic, access is challenging and unsafe. Furthermore, SW
174th is not a primary commercial artery — the local street heads directly into a residential
neighborhood.

3) itis less than 1. 5 acres. Relying upon County GIS maps and other online sources, it appears
as if the former Shell station site is comprised of at most two tax lots,> which total 25,264 square feet
(approximately 0.6 acres).

6) It is north of TV Highway. Properties north of TV Highway are not in the same trade area (or
Vicinity) as the Site because both TV Highway and the railroad track serve as a physical and psychological
barrier for potential customers.

3. 17495 SW Farmington Road - Rite Aid

The Farmington Mall is a multi-tenant shopping center that is anchored by a Bales Thriftway, and
includes a Rite Aid. Standard business practice for multi-tenant centers such as Farmington Mall is the
property owner will grant "exclusives" which protect a tenant's business by prohibiting a similar use
from locating in the same center. For example, if Starbuck's leases a space in a shopping center it will
require an exclusive so that the landiord doesn't lease the space at the other end of the strip
development to Peet's. Sometimes these exclusives are recorded, but frequently the exclusives are in
the lease, which are not recorded. This is the case for the Rite Aid at Farmington Mall. The standard
form Rite Aid lease includes an exclusive use provision, but the exclusive is not recorded.

Another reason that the Farmington Mall site is not suitable for the Proposed Use is the center is built
out with existing businesses. There are no tenant spaces available that could accommodate an
approximately 15,000 sf pharmacy.

® The Shell site appears to consist of the following tax lots:

Ref Parcel # 15107CD 00201 / Parcel # R0048763, Lot Size: 0.34 AC (14,810 SF).
Ref Parcel # 15107CD 00100 / Parcel # R0048754, Lot Size: 0.24 AC (10,454 SF)
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Con sion

This supplemental report further supports our previous conclusion that notwithstanding the number of
tax lots with the appropriate zoning in the Vicinity of the Site, no alternative sites are available or
suiti 2 for the Proposed Use.

Sincerely,

<7
o

o

—

[

Vi A
‘\vt‘_ Y k/\

N

Jeff Olson

Commercial Re y Advisors NW, LLC
733 SW 2™ Ave, Suite 200

Portland, OR 97204
P:503-274-0211 x160

o

N
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Economic and Development Services

MEMORANDUM

) Thomas J. Rocca
Seven Hills Properties LLC

From: Eric Hovee
Subject: Economic Impact Overview Analysis — Washington County Retail Development
Date: April 2, 2012

Seven Hills Properties LLC is planning the development of an approximately 17,820 square foot
retail development on a 2.24 acre site at the southeast corner of the intersection of 185" Avenue
and Farmington Road in Washington County. The approximate $8.7 million develc ment will
generate new construction activity and, when completed, will generate employment and payroll
for area residents together with added tax revenue to state and local jurisdictions.

At the request of Seven Hills Properties, the economic and development consulting firm E. D.
Hovee & Company, LLC has prepared an analysis of the economic impacts of this planned
development.' This analysis describes economic impacts in terms of one-time construction
benefits, realized over the duration of construction. This is followed by assessment of on-going
economic benefits over the life of the improvements on the property.

Economic benefits are quantified for employment, payroll and total spending (or economic
output). This analysis also distinguishes between direct effects from on-site development plus
indirect (including induced) or multiplier effects as experienced from other economic activity
stimulated elsewhere in the metro region, primarily Washington County.’

Tax benefits are estimated only for direct on-site activity — with primary revenues being property
taxes accruing to Washington County and other local jurisdictions plus Tri-Met payroll taxes and
State of Oregon personal and corporate income tax revenue.

1e remainder of this analysis is organized to cover the following tc  cs:

Anticipated Development Program
One-Time Construction Benefits
On-Going Economic Benefits
Fiscal Effects to State & Local Jurisdictions

2408 Main Street < P.O. Box 225 » Vancouver. WA 98666
(360) 696-9870 « (503) 230-1414 « Fax (360) 696-8453
E-mail: edhovee@ edhovee.com
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As depicte by the chart on the foregoing page, these one-time construction benefits are
calculated as including:

o On-site expenditure of $8.7 million plus indirect spending throughout the metro region of
an added $10.2 million — for a combined one-time spending benefit of $18.9 million.

e On-site employment of approximately 65 jo s over the duration of construction plus
indirect benefit of an added 70 jobs — for combined regional benefit of 135 jobs.

o Direct construction payroll of $3.5 million together with an indirect benefit of $3.2
million elsewhere in the region — for total multiplier impact of $6.7 million (at an overall
average wage of nearly $5 00 for on- and off-site employment).

ON-GC 1G ECONOMIC BENEFITS

Once construction isvcompleted and the retail spaces are occupied, the development will result in
on-going economic benefits continuing over the duration of the building improvements and their
business occupants.

On-Going Operational Benefits — Direct & Economic Multiplier Effects

Operations Effects Economic Benefits Economic

(On-Going Annual Avg) Direct Indirect Total Multiplier Comments

Annual Spending $12,660,000 $9,115,000 $21,775,000 1.72 © Effects are on-going

Employment 35 15 50 1.37  through the economic

Annual Payroll $930,000 $539,000 $1,469,000 1.58 life of the on-site
Average / Job $26,600 $35,900 $29,400 - development

Source: Oregon Employment Department, IMPLAN, and E. D. Hovee & Company, LLC.

These on-going economic benefits are estimated as including:

e Annual spending at on-site businesses of close to an estimated $12.7 million per year plus
indirect spending throughout the metro region of an added $9.1 million annually — for a
combined annual spending benefit of $21.8 million.

e On-site employment of the pharmacy and fast food restaurant at a combined total of
approximately 35 jobs plus indirect benefit of an added 15 jobs supported elsewhere — for
combined region-wide benefit of approximately 50 jobs.

o Direct payroll of $930,000 per year for employees on-site together with an indirect
benefit of $539,000 in added annual payro zlsewhere in the region — Hr total multiplier
impact of $1.47 million in added annual regional payroll.

Average wages reflect a mix ot higher paid pharmacy and entry level fast food workers — both of
which are important in a time period of continued unemployment especially among younger and
part-time workers.

E.D. Hovee & Company, LL.C for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 3
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FISCAL EFFECTS TO STATE & LOCAL JURISDICTIONS

Upon completion and occupancy of the retail development, on-going tax benefits will be realized
from primary sources of property tax, Tri-Met payroll tax and Oregon personal and corporate
income tax. Total tax revenue from these sources is estimated at approximately $270,300 per
year.

Annual Tax Benefits to Local & State Jurisdictions - From On-Site Development

Fee or Tax Revenue Category Rate Charged Applied To Prc;’;g: Comments
NET ADDED ONGOING-REVENUES (Annualized) As addition to current taxes
Property Tax Revenues $16.1927 /81,000 TAV  $5,605,000 net value add $90,700 2011-12 levy rates

Washington County $2.2484 $12,600

Washington County LOL After $0.5900 $3,300

Washington County Bond $0.1360 $800

Beaverton School District $4.6930 $26,300

Bond SD #48 Beaverton $2.1673 $12,100

ESD NW Regional $0.1538 $900

Portland Community College 50.2828 51,600

Bond Portland Community College $0.1632 $900

Bond Portland Community College After  $0.1521 $900

Port of Portland $0.0701 $400

Park Tualatin Hills $1.3073 $7,300

Bond Tualatin Hills Parks & Rec $0.4315 $2.400

Metropolitant Service District (Metro) $0.0966 $500

Bond Metro Service District $0.1311 $700

Bond Metro Service After $0.0877 $500

Bond TriMet $0.0583 $300

Fire TV Fire & Rescue $1.5252 $8,500

Fire TV Fire & Rescue LOL $0.2500 $1.400

Bond Fire TV Fire & Rescue After $0.1550 $900

Urban Road Maintenance $0.2456 $1,400

Enhanced Sheriff Patrol $0.6365 $3,600

Enhanced Sheriff Patrol LOL $0.6112 $3,400
TriMet Payroll Tax 0.7018% rate $930,000 payrollyear $6,500 Rate effective January 1, 2012
Oregon Income Tax $173,100

Personal Income Tax 8.0% average rate $930,000 payrollyear $74,400 Below state average of 7.3%

Corporate Income Tax 7.6% marginal rate  $1,331,000 net income $98.700 Marginal rate>>$250,000+$16.500

Total Net Added Annual Revenues (at project complefion in 2010-11 dollars) $270,300
20 Year Net Presc  Value (NPV) 6.00% discount rate 20 year period

(of One Time+Or  ng Revenues) 3.00% inflation rate
Note: All estimates are in 2012 dollars and rounded to the nearest $100.
Source: Seven Hills Properties, LLC, Washington County Tax Assessor, State of Oregon Department of

Revenue, and E. D. Hovee & Company, LLC.
As depicted by the chart above, components of this added revenue includes:

e Anest ated $90,700 per year in added tax revenue, distributed to multiple taxing
jurisdi  ons in Washington County and regionally.

e Approximately $6,500 per year in added Tri-Met payroll tax.

E.D. Hovee & Company, LL.C for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 4
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e An estimated $173,100 annually in added Oregon income tax — allocated about 43% to
personal income tax from employees and 57% to corporate income tax from on-site
businesses.

The tax revenue benefit is substantially greater when considered on a multi-year basis.
Recognizing at a dollar of revenue received in 20 years is less than the value of a dollar
received today, this multi-year benefit is calculated in terms of net present value (NPV). This
assumes a relatively conservative 6% annu: discount rate coupled with 3% annual inflation in
revenues.

When calculated over a 20-year time frame, the NPV of this annual tax revenue stream is
estimated at approximately $4.05 million for all benefiting state and local jurisdictions
combined.

E. .Hovee & Company, LLC appreciates the opportunity to provide this economic impact
overview on behalf of Seven Hills Properties LLC. We would be happy toad ess questions with
regard to any aspect of this analysis.

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 5
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END NOTES

Information for this analysis has been compiled from sources generally deemed to be reliable. However, E. D.
Hovee & Company, LLC does not guarantee the accuracy of information obtained from third party sources. All
information is subject to change without notice. The findings contained in this report are those of the author and
should not be construed as representing the opinion of any other party without express approval, whether in
whole or in part.

Economic multinlier effects include indirect effects created as a result of business purchases from other
businesses in  : metro region together with induced effects of added household purchases. Multipliers are from
the nationally recognized IMPLAN input-output model with data specific to the Portland metro region for
2007/09. All estimates with this analysis are rounded.

This economic impact analysis has been prepared for WinCo by the economic and development consulting firm
E. D. Hovee & Company, LLC (EDH). Since 1984, E. D. Hovee has conducted market and feasibility studies,
economic and fiscal impact analyses and related socioeconomic assessments for private, non-profit and public
agency clients — with particular focus on the Pacific Northwest states of Oregon and Washington.

Assessments cover a range of industrial, commercial office and retail, tourism/recreation, and public facility project
assignments. Related project experience includes:

» Market trade area and impact assessments conducted directly for regional and national retail clients such as Fred
Meyer, Walmart, Home Depot and WinCo.

»  Market and feasibility assessment for real estate development clients including Gramor Development, Killian
Pacific, Birtcher Properties, Opus Northwest, PGE, Schnitzer Investment, Hoyt Street Properties, Con-way,
Grayco Resources, Realvest, Newland Northwest, and Rifer Development.

» Economic opportunity assessment and related market/feasibility studies have been conducted for Washington
County and other communities in the county including the Cities of Beaverton, Hillsboro. gard. and Forest
Grove.

» Regionally, similar assessment have been conducted for Metro and in for other metro area cities including,
Portland, Wilsonville, Gresham and Vancouver — as well as in other Oregon communities such as Salem,
Albany, Euge , Medford, Astoria, Newport, Bend and Hood River.

* Economic and development consulting assignments elsewhere in the U.S. for the National Trust for Historic
Preservation and National Main Street Center — together with consultation in cities including St. Joseph
(Missouri); Boise (Idaho); Ketchikan (Alaska); Vancouver, Tacoma and Spokane (Washington); Santa Cruz,
Paso Robles and Stockton (California); Reno (Nevada); and San Antonio (Texas).

Analysis preparers are Eric Hovee (Principal) and Andrea Logue (Research Coordinator).

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 6
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MEMORANDUM

To: Thomas J. Rocca
Seven Hills Properties LL.C

From: Eric Hovee
Subject: Economic Impact Overview Analysis — Washington County Retail Development
Date: April 4,2012

Seven Hills Properties LLC is planning the development of an approximately 17,820 square foot
retail development on a 2.24 acre site at the southeast corner of the intersection of SW 185
Avenue and Farmington Road in Washington County. The approximate $8.7 million
development will generate new construction activity and, when completed, will generate

en loyment and payroll for area residents together with added tax revenue to state and local
jurisdictions.

At the request of Seven Hills Properties, the economic and development consulting firm E. D.
Hovee & Company, LLC has prepared an analysis of the economic impacts of this planned
development.' This analysis describes economic impacts in terms of one-time construction
benefits, realized over the duration of construction. This is followed by assessment of on-going
economic benefits over the life of the improvements on the property.

Economic benefits are quantified for employment, payroll and total spending (or economic
ou 1t). This analysis also distinguishes between direct effects from on-site development plus
inc ect (including induced) or multiplier effects as experienced from other economic activity
stimulated elsewhere in the metro region, primarily Washington County.?

Tax benefits are estimated only for direct on-site activity — with primary revenues being property
taxes accruing to Washington County and other local jurisdictions plus Tri-Met payroll taxes and
State of Oregon personal and corporate income tax revenue.

The remainder of this analysis is organized to cover the following topics:

Summary Findings
Anticipated Development Program
One-Time Construction Benefits
On-Going Economic Benefits
Fiscal Effects to State & Local Jurisdictions

2408 Main Street » P.O. Box 225 « Vancouver. WA 98666
(360) 696-9870 + (503) 230-1414 « Fax (360) 696-8433
E-mail: edhoveer@ edhovee.com
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SUMMARY FINDINGS

Development of an $8.7 million retail project can be expected to improve economic
opportunities along the Farmington Avenue corridor at SW 185™ Avenue, resulting in the
following quantified economic and fiscal benefits:

e Anincrease in $5.8 million in the taxable value of the site on which property tax will be
paid — 1e to the added taxable value of new commercial construction plus conversion of
what has been the tax-exempt property back onto the Washington County tax roll.

e One-time, up-front spending of an estimated $18.9 million realized directly and indirectly
over the 8-month duration of project construction — together with an estimated 135 jobs
and payroll of $6.7 million experienced both locally and regionally.

e On-going economic benefits of $21.8 million annually in added spending — associated
with 50 jobs and annual payroll of nearly $1.5 million generated directly and indirectly
from the development over the multi-year duration of retail operations.

e Annual tax benefits estimated at $273,800 — including $94,200 in local property tax,
$6.,500 1 Tri-Met payroll tax and $173,100 per year in Oregon personal and corporate
income tax. Over a 20-year time period the net present value (NPV) of this tax revenue
stream is conservatively estimated at an added $4.1 million in local, regional and state tax
revenues.

While not quantified with this analysis, this retail investment can also be expected to serve as a
cat: st for added development and enhancement to an Aloha community which has begun to
show signs of physical and economic decline in recent years.” A related issue identified by other
analyses for Washington County indicates that the community suffers from gaps in existing
services and amenities — a concern that is addressed with this initial project development.

The remainder of this report provides a more detailed explanation of each of the findings
outlined above.

ANTICIPATED DEVELOPMENT PROGRAM

As currently planned, the development is anticipated to have two primary commercial uses — a
14,820 square foot Walgreens pharmacy and an approximately 3,000 square foot fast food
restaurant. Anticipated value on completion is $8.7 million.

The development will occur on an approximate 2.24 acre site comprising three tax parcels. Real
ma et valuation (RMV) as assessed by Washington County is $580,610 — of which more than
75% is comprised of land value and less than 25% of the value of existing building
improvements.

Current tax assessed valuation of the property is $276,730 — equivalent to 48% of RMV.
However, the property currently is not taxable as it has been owned by Westside Community
Church as a tax-exempt use.

E.D. Hovee & Company, tLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis - Washington County Retail Development Page 2
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Anticipated Development rogram - SW 185th Avenue & Farmington Road

Total Site
Walgreens Fast Food Development Comments

Development Cost

Site Area (Acres) 2.24 Assemblage of three tax parcels
Building Area (Sq Ft) 14,820 3,000 17.820 Per Seven Hills Properties LLC
ital Development Cost $8,700,000 Added real market value (RMV)

less Existing Improvements ($142,000)

Net Added Real Property Value $8,558,000 Added real market value (RMV)
Changed Property Ratios

Real Property 0.6550 Commercial property FY 2011-12
‘N Added Taxable Valuation (TAV) $5,605,000 New RMV x change ratio

plus Land Value on Tax Roll estimated at $210,000 Change from tax-exmpt to taxable
Increase In Valuation Subject to Property Tax $5,815,000 Total incremental taxable value
Source: Seven Hills Properties, LLC, Metro RLIS, and E. D. Hovee & Company, LLC.

Ad d assessed valuation, net of existing improvements to be removed from the property, is a
net increase of more than $5.6 million to the tax base of unincorporated Washington County.
With conversion of the property from tax-exempt to taxable status, another approximately
$210,000 of taxable assessed land value will be put back on the tax roll. This brings the total
increase in assessed valuation subject to property tax at more than $5.8 million.

ONE-TIME CONSTRUCTION BENEFITS

On-site construction is anticipated to occur over an approximate §-month time period. Economic
benefits are considered as a one-fime economic benefit, largely coinciding with the time period
of construction activity.

One Time Construction Benefits — Direct & Economic Multiplier Effects

Construction Effects Economic Benefits Economic

(One Time) Direct Indirect Total Multiplier Comments

nvestment/Spendin

Invest /Sp g $8,700,000 $10,179,000 $18,879,000 2.17 Effects are typically

Employment 65 70 135 . . .
limited to duration of

Payroll $3,548,000 $3,193,000 $6.741,000 1.90 .

construction
Average / Job $54,600 $45,600 $49,900
Source: IMPLAN and E. D. Hovee & Company. LL.C.

As picted by the chart on the foregoing page, these one-time construction benefits are
calculated as including:

e On-site expenditure of $8.7 million plus indirect spending throughout the metro region of
an added $10.2 million — for a combined one-time spending benefit of $18.9 million.

E.D. Hovee & Company, tLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 3
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e On-site employment of approximately 65 jobs over the duration of construction plus
indirect benefit of an added 70 jobs — for combined regional benefit of 135 jobs.

e Direct construction payroll of $3.5 million together with an indirect benefit of $3.2
million elsewhere in the region — for total multiplier impact of $6.7 mi on (at an overall
average wage of nearly $50,000 for on- and off-site employment).

ON-GOING ECONOMIC BENEFITS

Once construction is completed and the retail spaces are occupied, the development will result in
on-going economic benefits continuing over the duration of the building improvements and their
business occupants.

On-Going Operational Benefits - Direct & Economic Multiplier Effects

Economic

Operations Effects Economic Benefits

{(On-Going Annual Avg) Direct Indirect Total Multiplier Comments
Annual Spending $12,660,000 $9,115,000  $21,775,000 1.72  Effects are on-going
Employment 35 15 50 1.37  through the economic
Annual Payra $930,000 $539,000 $1,469,000 1.58 life of the on-site

Average / Job $26,600 $35,900 $29,400 - development
Source: Oregon Employment Department, IMPLAN, and E. D. Hovee & Company, LLC.

These on-going economic benefits are estimated as including:

e Annual spending at on-site businesses of close to an estimated $12.7 million per year plus
indirect spending throughout the metro region of an added $9.1 million annually — for a
combined annual spending benefit of $21.8 million.

e On-site employment of the pharmacy and fast food restaurant at a combined total of
approximately 35 jobs plus indirect benefit of an added 15 jobs supported elsewhere — for
combined region-wide benefit of approximately 50 jobs.

e Direct payroll of $930,000 per year for employees on-site together with an indirect
benefit of $539,000 in added annual payroll elsewhere in the region — for total multiplier
impact of $1.47 million in added annual regional payroll.

Average wages reflect a broad mix of higher paid pharmacists with annual salaries of in a

1iedian range of $110,000+ together with mid-range technician/cashier and entry level fast food
workers — all of which are important in a time period of continued unemployment especially
among younger and part-time workers.*

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 4
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F 'CAL EFFECTS TO STATE & LOCAL JURISDIC1 JNS

Upon completion and occupancy of the retail development, on-going tax benefits will be realized
from primary public revenue sources of property tax, Tri-Met payroll tax and Oregon personal

an corporate income tax. >tal tax revenue from these sources is estimated at approximately
$273,800 per year.

Annuc [ax Benefits to Local & State Jurisdictions — From On-Site Development

Fee or Tax Revenue Category Rate Charged Applied To P";Joeé: Comments
NET ADDED ONGOING-REVENUES (Annualized) As addition to current taxes
Property Tax Revenues $16.1927 /$1,000 TAV  $5815,000 net value add $94,200 (@ 2011-12 levy rates
Washington County $2.2484 $13,100
Washington County LOL After $0.5900 $3,400
Washington County Bond $0.1360 3800
Beaverton School District $4 6930 $27.300
Bond SD #48 Beaverton $2.1673 $12,600
ESD NW Regional $0.1538 $900
Portland Community College 50.2828 $1,600
Bond Portland Community College 30.1632 $900
Bond Portland Community College After  $0.1521 $900
Port of Portland $0.0701 $400
Park Tualatin Hills $1.3073 $7,600
Bond Tualatin Hills Parks & Rec 50.4315 $2,500
Metropolitant Service District (Metro) $0.0966 3600
Bond Metro Service District $0.1311 3800
Bond Metro Service After $0.0877 $500
Bond TriMet $0.0583 $300
Fire TV Fire & Rescue $1.5252 $8,900
Fire TV Fire & Rescue LOL $0.2500 $1,500
Bond Fire TV Fire & Rescue After $0.1550 $900
Urban Road Matintenance $0 2456 $1.400
Enhanced Sheriff Patrol $0.6365 $3,700
Enhanced Sheriff Patrol LOL $0.6112 $3,600
TriMet Payroll Tax 0.7018% rate $930,000 payroll'year $6,500 Rate effective January 1, 2012
Oregon Income Tax $173,100
Personal Income Tax 8.0% average rate $930,000 payroll/year $74,400 Below state average of 7.3%
Corporate Income Tax 7.6% marginal rate $1,331,000 net income $98.700 Marginal rate>>$250,000+$16,500
Joi let Added Annual Revenves (at project completion in 2010-11 dollars) $273,800
20 Year Net Present Value (NPV) 6.00% discount rate 20 vear period I $4,107,000 I
(of One Time+Ongoing Revenues) 300% inflation rate
Note: All estimates are in 2012 dollars and rounded to the nearest $100.
Source: Seven Hills Properties, [.LLC, Washington County Tax Assessor, State of Oregon Department of

Revenue. and E. D. Hovee & Company. LLC,
As depicted by the chart above, components of this adde revenue includes:

e An estimated $94.200 per year in a led tax revenue from new on-site development plus
conversion to taxable status, distributed to mu iple taxing jurisdictions in Washington
County and regionally.

e Approximately $6.500 per year in added Tri-Met payroll tax.

£.D. Hovee & Company, LLC for Seven Hills Properties LLC:
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e Anestimated $173,100 annually in added Oregon income tax — allocated about 43% to
personal income tax from employees and 57% to corporate income tax from on-site
businesses.

The tax revenue benefit is substantially greater when considered on a multi-year basis.
Recognizing that a dollar of revenue received in 20 years is less than the value of a dollar
received today, this multi-year benefit is calculated in terms of net present value (NPV). This
analysis assumes a relatively conservative 6% annual discount rate coupled with 3% annual
inflation in revenues.

When calculated over a 20-year time frame, the NPV of this annual tax revenue stream is
estimated at approximately $4.1 million for all benefiting state and local jurisdictions combined.

E. D. Hovee & Company, LLC appreciates the opportunity to provide this economic impact
overview on behalf of Seven Hills Properties LLC. We would be happy to address questions with
regard to any aspect of this analysis.

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Economic Impact Overview Analysis — Washington County Retail Development Page 6
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END I DTES

[N

Information for this analysis has been compiled from sources generally deemed to be reliable. However, E. D.
Hovee & Company, LL.C does not guarantee the accuracy of information obtained from third party sources. All
information is subject to change without notice. The findings contained in this report are those of the author and
should not be construed as representing the opinion of any other party without express approval, whether in
whole or in part.

Economic multiplier effects include indirect effects created as a result of business purchases from other
businesses in the metro region together with induced effects of added household purchases. Multipliers are trom
the nationally recognized IMPLAN input-output model with data specific to the Portland metro region for
2007/09. All estimates with this analysis are rounded.

These issues are cited by the “Aloha Reedville Study and Livable Community Plan—Summary,” included with
the FY 2012-13 Unified Planning Work Program: Transportation Planning in the Portland/Vancouver
Metropolitan Area, March 22, 2012,

Oregon Employment Department Data indicates that the Washington / Multnomah County median annual wage
for pharmacists was $112,757 as of 2011. Source is http://www.qualitvinfo.org/olmisj/OIC.

This economic impact analysis has been prepared for WinCo by the economic and development consulting firm
E. D. Hovee & Company, LLC (EDH). Since 1984, E. D. Hovee has conducted market and feasibility studies.
economic and fiscal impact analyses and related socioeconomic assessments for private, non-profit and public
agency clients — with particular focus on the Pacific Northwest states of Oregon and Washington.

Assessments cover a range of industrial, commercial office and retail, tourism/recreation, and public facility project

assignments. Related project experience includes:

+ Market trade area and impact assessments conducted directly for regional and national retail clients such as Fred

Meyer, Walmart, Home Depot and WinCo.

+ Market and feasibility assessment for real estate development clients including Gramor Development, Killian
Pacific, Birtcher Properties, Opus Northwest, PGE, Schnitzer Investment, Hoyt Street Properties, Con-way,
Grayco Resources, Realvest, Newland Northwest, and Rifer Development.

» Economic opportunity assessment and related market/feasibility studies have been conducted for Washington
County and other communities in the county including the Cities of Beaverton, Hillsboro, Tigard. and Forest
Grove.

* Regionally. similar assessment have been conducted for Metro and in for other metro arca cities including,
Portland. Wilsonville. Gresham and Vancouver — as well as in othcr Orcgon communities such as Salem.
Albany, Lugene, Medford, Astoria, Newport, Bend and ITood River.

+ Economic and development consulting assignments clsewhere in the U.S. for the National Trust for Historic
Preservation and National Main Strect Center — together with consultation in cities including St. Joseph
(Missouri); Boise (Idaho); Ketchikan (Alaska); Vancouver, Tacoma and Spokane (Washington); Santa Cruz.
Paso Robles and Stockton (California); Reno (Nevada); and San Antonio (Texas).

Analysis preparers are Eric Hovee (Principal) and Andrea Logue (Rescarch Coordinator).

E.D. Hovee & Company, tLC for Seven Hills Properties LLC:

Economic Impact Overview Analysis — Washington County Retail Development Page 7
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MEMORANDUM

To: Thomas J. Rocca, Seven Hills Properties LLC

From: ric Hovee

Subject: Market Overview for Washington County Retail Development
Date: July 31, 2012

In April of this year, the economic and development consulting firm E. D. Hovee & Company,
LLC prepared an economic impact analysis for an approximately 17,820 square foot retail
development proposed on a 2.24-acre site at the southeast corner of SW 185™ Avenue and
Farmington Road in Washington County. The development is currently planned for two primary
commercial uses —a 14,820 square foot Walgreens pharmacy and a 3,000 square foot fast food
restaurant or ¢ iilar use, both with drive-thru capability. Anticipated value on completion is $8.7
million. The site is proposed to be re-designated from R-15 to CBD zoning with transit oriented
development elements that would allow for the commercial uses as planned.

At the request of Seven Hills Properties LLC, this memorandum provides a supplemental market
analysis overview for the proposed project addressing questions related to:'

e Geographic market trade area — that could be most effectively served from the SW
185" Avenue and Farmington Road subject site.

o FEvaluation of retail sales potential — focused on reducing existing retail leakage and
serving anticipated S-year population growth.

e Relati ship of the proposed development to Washington County Plan Policies — as
related to Policy 1(f) locational criteria of the Comprehensive Framework Plan, Policy 18
for specific plan designations, and Policy 20 support for urban area economy.

e Need for drive-thru facilities — for the uses anticipated with site development.
The remainder of this analysis is organized to cover the following topics:

Summary Findings
Market Trade Areas
Retail Sales Potential
Relationship to County Plan Policies
Drive-Thru Need

2408 Main Street « P.O. Box 225 ¢ Vancouver, WA 98666
(360) 696-9870 « (503) 230-1414 » Fax (360) 696-8453
E-mail: edhovee@edhovee.com
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SUMMARY FINDINGS

Principal fin ngs from this market overview report are summarize by question, as follows:

e Market Trade Areas — were initially defined at alternative distances of 1.5, 3.0 and 4.5
miles from the subject SW 185" and Farmington Road site, encompassing approximately
40,000, 17,000 and 239,000 residents respectively. Further analysis suggested a 2.0-mile
radius as most appropriate, but not extending north of the TV Highway which serves to
bifurcate the day-to-day convenience retail market for the Aloha-Reedville community.

¢ Retail Sales Potential — Demand is substantial for the Aloha-Reedville area which
remains underserved for retail needed to meet the day-to-day shopping needs of local
residents — especially for the trade areas at1  to 1.5 and 3.0 miles from the subject site,
with the demand being most acute south and west of the site, which has little retail
development or opportunities for retail development. There is substantial sales leakage
for health/personal care (including pharmacy) retail and for dining (including fast food
service) — as well as for all retail combined. Sales leakage and unnecessarily long
shopping trips could be reduced if more sites were made available for retail commercial
uses located in closer proximity to the Aloha-Reedville community, particularly the
portion of the community south of the Tualatin Valley (TV) Highway. Sales leakage is
great enough to warrant new retail development as proposed while still maintaining the
capability of existing competing businesses to remain viable.

¢ Relationship to County Plan Policies — involving re-designation of the subject site
from R-15 residential to CBD commercial use appears appropriate, both to provide a
suitable site with no other viable site alternatives currently identified and thereby better
address retail commercial needs of the underserved Aloha-Reedv & community.

o Drive-Thru Need — appears to be critical for all of the customer-service oriented retail
functions being considered with the subject 2.24-acre SW 185™ Avenue and Farmington
Road property. These uses also represent a good fit for the subject site due to location at a
highly trafficked arterial intersection offering convenient access and visibility that is
needed to readily provide greater diversity of local commercial retail service options in
the immediate neighborhood area. Convenient and attractive access for pedestrians and
other modes of transportation are also addressed by the transit oriented development
standards that have proposed for the site.

The remainder of this report provides a more detailed explanation for the findings noted above.

N RKETTRADE AREAS

M: et trade areas depend upon the density an demographics of an area. Generally speaking,
the population needed to support an approximately 15,000 square foot pharmacy is in the range
of 1,000 residents wh - a much smaller population base of as few as 750 residents is needed to
serve an approximately 3,000 square foot restaurant.

W nretail uses are not provided at the density that is supportable (i.e., an area is underserved,
st as Aloha), then customers travel outside of the market area to have their needs met; a

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Market Overview for Washington County Retail Develooment Page 2
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as well as more generalized retail activity, and to evaluate if the proposed uses could be
detrimental to existing similar businesses.

e 4.5 miles — representing the mi to upper end of a trade area required for a substantial
community retail center.” This largest of the three market areas initially considered was
also assessed to determine the demand for the proposed uses as well as more generalized
retail activity, and to evaluate if the proposed uses coul be detrimental to existing
similar businesses.

As indicated by this trade area map, 2( ) population within the most proximate trade area of
1.5 miles is estimated at close to 40,000 residents. This is an area from which a significant
portion of customers would typically be drawn for day-to- .y convenience needs such as
pharmacy, grocery and fast food purchases. From the subject site at SW 185™ and Farmington,
this trade area extends north to about the TV Highway and west to about SW 209" Avenue.

Population increases to nearly 117,000 at a 3.0-mile distance — reaching north to about SW
Wi er oad. The subject site could also be expected to serve some portion of this population
base, especially to the extent that this second ring is also underserved with existing retail.

At a 4.5-mile ring, population reaches to about 239,000 residents. This more extensive trade area
extends north to the Sunset Highway (U.S. 26) and east to beyond the Highway 217 corridor.

As irther described in the following section, the trade area most applicable for the proposed
development was subsequently refined based on more deta d area travel patterns including
consideration of location of existing retailers.

RE AIL SALES POTENTIAL

Potential added retail sales available to be served by new development can be  stinguished
between opportunities to:

e Recapture existing sales leakage — which currently occurs as local residents travel outside
the immediate trade area to make purchases elsewhere; and

e Serve population growth anticipated in the near term — estimated for this analysis as the
time period through 2015.

Sales Leakage Recapture. Current sales leakage is depicted by the graphs on the following
page for each of the trade areas considered with this market overview analysis. Sales leakage is
shown for two specific categories of interest — health and personal care (including pharmacies)
and for dining (including fast food restaurants) — as well as for all retail activity.

As lustrated, more than one-half (52%) of resident generated demand for all retail activity
within 1.5 miles of e proposed development site is spent outside this trade area — as residents
travel elsewhere to shop. Sales leakage drops to about 25% of demand at 3.0 miles, then to
virtually zero for all retail activities combined at 4.5 miles. In effect, residents who live in the
immediate Aloha/Farmington area satisfy many of their retail needs by traveling further than
would be needed if appropriate goods and services were available closer to home.

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Market Overview for Washington County Retail Development Page 4
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Retc Sales Leakage as a % of Resident Trade Area Demand (2010)

1.5 Miles 3.0 Miles 4.5 Miles
58%
54%
52% 8% -
40%
. ] ]
‘ 1% 0%
All Retall " Health/Personal Dining All Retail Health/Personal Dining All Retail Health/Personal Dining
Care Care Care

Source: ESRI and E. D. Hovee & Company, LLC.

While this is the overall picture (for all retail activity combined), leakage patterns are more
pronounced w :n considered specifically for health/personal care and dining activities:

e For health/personal care, sales leakage equates to 40% of demand at a 1.5-mile radius
and actually increases to 48% of cumulative unmet demand for residents at 3.0 miles.
Sales leakage is reduced to about 27% of resident demand at 4.5 miles with the presence
of added pharmacy retailers in this outer ring; however, the actual volume of unmet
demand actually increases somewhat due to the large added population to be served.

e With dining activity, sales leakage at a 1.5-mile distance equates to 58% of resident
need, meaning that the majority of resident demand must be met by traveling outside the
imme: e Aloha/Farmington area for dining purposes. At the 3.0-mile radius, leakage
drops somewhat to 54%. At 4.5 miles (approaching the outskirts of Washington Square),
sales leakage is essentially reduced to zero. However, this indicates substantial added
travel ne and unnecessary use of road capacity presently occurring for fast food and sit-
down dining that is not accommodated closer to home for Aloha residents.

Near-Term Effects of Population Growth. Projected growth needs over the 5-year time
horizon from: 10-15 can be added to existing unmet demand estimated based on available 2010
data. Over this period, resident population of the 1.5, 3.0 and 4.5-mile trade areas are all forecast
by ESRItoe rience growth by between 7-8% above 2010 population estimates.* While
relatively mc i, this population growth will support yet further retail demand across all
merchandise  egories — including health/personal care and dining.

Refined Trade Area Analysis. Retail trade areas are often defined based on distance to a
proposed site as with the concentric circles illustrated above. However, adjustments are often
made in order to reflect area travel patterns including barriers and locations of existing retailers.
Two such adjustments are noted for the subject site at SW 185" Avenue and Farmington Road:

1) The trade areas considered are not uniformly served based on locations of existing
pharmacies. For example, neighborhoods situated north of TV Highway appear to be best
served y existing pharmacies. Conversely, the portion of the trade area south of TV
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Highway appears less well served by existing pharmacies — especially to the south and
west of the subject property.

2) Major roadways, such as TV Highway, can function as a barrier for uniform flow of
traffic wi in a trade area. This is especially the case if the travel corridor is relativ
congested and/or has a limited number of effective north/south highway crossings.

The real and psychological market barrier posed by TV ighway is accentuated by the
rail track which runs parallel to the highway on the south side. All four vicinity area
pharmacies on TV Highway are located on the north side of the roadway, further
illustrating the orientation of these stores more to the portion of the trade area located
north than south in the direction of the proposed Farmington Road development.

Given the relatively small size of the portion of the Walgreens’ directed initial 1.5-mile trade
area considered coupled with the location of existing pharmacies and TV Highway as an
effective trade area boundary, a refined tra : area has been defined for the subject property as
encompassing:

An approximately 2.0-mile concentric ring around the subject site, except that the portion
of this 2.0-mile circle north of the TV Highway is excluded from the trade area most
suited to the SW Farmington site. This adjusted trade area has a 2010 population
estimated at 51,400 residents. This 2.0-mile trade area is consistent with what CRA
evaluated in their February market study.

Within this adjusted trade area, sales leakage is estimated to be 70% of resident generated
demand for all retail. For pharmacy related retail, leakage is estimated at 51% of resident
generated demand; leakage is at 77% for dining activities. In effect, rates of sales leakage
are greater for this adjusted trade area than for all three of the 1.5, 3.0 and 4.5-mile rings
initially considered — indicating the extent to which this southern portion of the Aloha-
Reedville community (south of the TV Highway corridor) functions as a retail desert.

Combined Leakage Recapture & Growth Potential. Within this southern portion of the
Aloha-Reedville trade area south of the TV Highway, the combination of recapturing existing

si s leakage and supporting anticipated population growth through 2015 is estimated to support
sustain an added 15,000 square feet of pharmacy space through 2015. Serving unmet needs
within this adjusted Aloha-Reedville trade area is particularly important to the south and west of
the subject site — as there are no identified pharmacy retailers serving this population base at
present and no commercially zoned property that could be developed with a pharmacy.

Of added note is that anticipated retail need actually increases to an estimated 31,000 square feet
at a full 3.0-mile radius and to 41,000 square feet at up to 4.5 miles from the subject site. In
effect, while a 14,820 square foot Walgreens pharmacy can be expected to  aw primarily from
a core southern Aloha-Reedville trade area (with current 51% sales leakage). iere is opportunity
for substantial supplemental support at the 3.0-mile ring and further added p« ntial at even the
4.5-mile distance as well.

The proposed Walgreens, as well as other existing pharmacies, have the opportunity to better
serve portions of this remaining unmet need for the larger 3.0 to 4.5-mile trade areas. Over the
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longer term, this remaining need might also be met by some combination of existing store
expansion anc 2w pharmacy locations.

Potential Aloha-Reedville demand is also strong for added local dining. With unmet dining
demand indicated at more than 170,000 square feet for the adjusted Aloha-Reedville trade area
through 2015, a 3,000 square foot fast food restaurant with drive-thru capability would serve just
a portion of the local resident demand that is currently traveling elsewhere for out-of-home
dining. The demand is most acute south and west of the site because no commercially zoned
property coulc e developed with a fast food restaurant.

As previously noted, the unmet need is even greater at a 3.0-mile distance, before lessening with
more diverse food service options available at a 4.5-mile distance from the SW 185" and
Farmington area. However, providing more dining options closer to home within the Aloha-
Reedville area reduces the need for out-of-direction travel and can better serve local objectives
for a more liv.  le community.

RELATIONSHIP TO COUNTY PLAN POLICIES

This discussion of retail market need is useful to address three pertinent policies of the
Washington C inty Comprehensive Framework Plan for the Urban Area:

e Policy f)locational criteria of the Comprehensive Framework Plan — including
“demc tration of a lack of appropriately designated suitable alternative sites” in terms of
suitability of site size and location for the proposed use.

e Policy 3 support for appropriate plan designations for the commercial use —
especi: y in instances where it is possible that more than one plan or zone designation
may be possible for a particular site.

e Policy )support for urban area economy — for continued diversification of the
economic base of Washington County with implementation to include creation of a
“healthy climate for economic development by designating an adequate amount of
serviced commercial and industrial land to ensure choice in the regional market place.”
This is a need to be met not just for the uses proposed with the subject site, but also for
the full range of commercial uses allowed in the zone to meet all local market needs.

In effect, Policy 1(f) appears focused on the suitability of the current site inventory as it exists
today for the proposed use while Policy 20 is aimed toward strengthening the local economy
with “continued diversification” over a longer term planning horizon, considering the range of
uses that are allowed in a zone. Policy 20 encourages market choice and avoiding harming the
economy due to a lack of sites that are responsive to market needs. Policy 18 also addresses
locational crit  a for development, but is especially important for the determination of which
specific commercial plan and zone designation may be most appropriate to accommodate the
uses being considered with the applicant’s proposal.

All three of these policy objectives appear to be well addressed by the Market Analysis for
Proposed Walgreens at SW 1 85™ Avenue and F. armington RD — Aloha, OR 97007 as prepared by
Commercial Realty Advisor Northwest, LLC (CRA), February 29, 2012. This market overview
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memorandum summarizes key findings of the CRA analysis, as related to the above noted
Framework Plan policies.

Policy 1(f) - Lack of Suitable Alternative Sites. The CRA an: sis identified six size and
location characteristics that need to be met for a site to be suitable for the proposed use:

1) 1.5 miles or more from an existing Walgreens pharmacy.
2) On the corner of an intersection of two major roadways.

3) Site size for a Walgreens pharmacy plus second building pad of an es nated 1.5-3.0
acres — pending on such factors, as access, cross-easements and intern: circulation.

4) Flat ground wi  no on-site wetlands with the building pads.
5) Minimum site dimensions of 185’ by 260’ — inside the setbacks and sidewalks.

6) Avoidance of sites with extremely high volume traffic or rail tracks — whether presenting
real or perceived barriers to site access and egress.

Our experience with commercial development both in and outside the Por i metro region
st ports the appropriateness of these criteria as identified by CRA. Being 1 to provide sites
that meet the location and size needs of specific retailers is of even greater importance when
there are few, if any, alternatives available to accommodate underserved retail needs as is the
case for the Aloha-Reedville community south of the TV Highway corridor.

With these criteria in mind, CRA identified 175 tax lots with the CBD zoned designation and
located within two miles of the proposed subject Walgreens property. CBD designation is
indicated by the CRA analysis as best matching the site and location needs of the proposed uses
because this zone emphasizes commerci: uses that require location on well traveled streets,
idea ' at an intersection, and offering good visibility and access.

Despite the large number of tax parcels considered, CRA found that “no alternative sites are
available or suitable” for the uses proposed. Based on the listing compiled, parcels considered
were disqualified from consideration for the proposed uses for three location-specific reasons:

e Proximity closer than 1.5 miles to an existing Walgreens — at 19975 SW Tualatin Valley
ghway (171 parcels).

o Beyond 1.5 miles but already developed with existing commercial use — specifically
involving a competing pharmacy with lease that would exclude the proposed use (3
parcels).

e Beyond 1.5 miles but excluded due to pond/park/wetlands area (1 parcel of 3.09 acres).

The CRA specified exclusions appear reasonable in the context of this specific market area and
current retailer requirements. Location away from an existing store of the same franchise is
important both to avoid undermining existing retail activity and to best address underserved
portions of the market. Exclusion of existing properties with competing harmacy use is
important from a community perspective to maintain competitive alternatives and to assure net
gain rather than displacement of existing retail. Avoidance of other small environmentally

¢ strained properties is important because site size and configuration would not be adequate to
| vide for a viable development accommodating the uses planned.
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Policy 18 - Plan Designations for Commercial Development. The current property is
currently desi; ated for R15 residential use. This use is generally not viewed as appropriate at
the intersection of two arterials unless “particular care is taken to minimize potential
environmental impacts.” The subject site represents the only quadrant of the SW 185™ Avenue
and Farmington Road intersection designated for residential uses; the three other quadrants are
designated for commercial use.

The current residential use is isolated from the residential neighborhood as all surrounding uses
except on the immediate southern property boundary are now commercial. The size of the site is
not large enough to provide effective buffering from the highway and adjoining use. The
combination of these factors makes continued R15 designation not longer suitable for sustained
or more intense residential use.

There are several commercial designations that could be considered by Washington County for
the property — Neighborhood Commercial (NC), Transit Oriented-Retail Commercial District
(TO-RC); and Community Business (CBD). Each of these is briefly considered in turn:

e Neigh rhood Commercial (NC) is the commercial designation currently applied to the
threer -residential quadrants of the SW 185™ and Farmington Road intersection.
However, this does not appear to be a viable designation for the subject property because
the existing NC-zoned area already exceeds the 10-acres maximum currently allowed.

Even if this maximum were not in effect, NC designation would not facilitate

develc 1ent of the proposed uses because the proposed pharmacy would exceed the
10,000 square foot building size limit allowed by the zone. The proposed building of
14,820 square feet is consistent with pharmacies currently being developed by Walgreens
regionally and nationally. NC designation would effectively preclude development of the
propos  pharmacy facility.

e The Transit Oriented — Retail Commercial {TO-RC) designation is rimarily aimed to
facilitate transit oriented development (TOD) in proximity to light rail stations. This is
not a factor for the subject site and the designation has not been applied to any sites south
of TV Highway. The site also is not designated through the Metro 2040 Growth Concept
as a town center, main street or corridor which are the other designations that may be
consid :d for TO-RC use.

While TO-RC is not applicable to the subject property, it is intended that the proposed
develc 1ent will voluntarily incorporate TOD elements as conditions of CBD
design on of the site.

e Community Business (CBD) appears as the most appropriate designation of the subject
site, bc  because the property meets the locational criteria for the designation and
because this is the only commercial designation that readily would accommodate the uses
proposed. The CBD designation also is consistent with locational criteria for being
located at an arterial intersection and on a transit route.

CBD: .ingaccommodates drive-thru facilities which are integral to the proposed
develc 1ent. As noted by the prior CRA market analysis, the “most important locational
requirements for a commercial use permitted in the CBD zone is the site must be located
on a busy street, ideally at an intersection, with good visibility and access.”

E.D. Hovee & Company, LiC for Seven Hills Properties LLC:
Market Overview for Washington County Retail Development Page 9



Exhibit D
12-222-PA
40 of 57

While the subject site is about ¥4 mile away from an existing CBD-zoned Farmington
Mall, this overview market analysis clearly indicates substanti: need for added CBD-
compatible to better serve the portion of 2 Aloha-Reedville community south of TV
Highway. The locational criteria appropriately provide County discretion to consider
closer spacing of CBD zones which appears especially warranted in this case within a
neighborhood community that remains substantia ' underserved with retail services.

Policy 20 - Land for Choice in the Regional Market Place. In the: sence of existing
suitable commercial sites found, a remaining question becomes one of finding alternative sites
that could be appropriate and suitable to meet the demonstrated retail need. While the focus of
much of this analysis is on the demand for the proposed uses including a Walgreens, Policy 20
also addresses consideration of the full range of commercial use to meet a broa r range of local
commercial retail an service needs.

Policy 20 is particularly concerned with avoiding the detrimental effects of an inadequate supj
of commercial lands as needed to meet the market needs of the area. The policy also strives to
encourage the retention and expansion of existing businesses. As demonstrated above, the
Aloha armington area south of the TV Highway is underserved by commer« 1 uses
(particularly pharmacy and dining options), which results in significant sales leakage and
unnecessary resident travel for day-to-day convenience needs.

The current supply of CBD and NC land in the Aloha-Reedville community south of the TV
Highway corridor does not comply with Policy 20 because there is an inadequate supply of land.
Designating the site CBD is also consistent with the County's aspiration to encourage business
retention because even if a portion of the current leakage is recaptured by on-site commercial
development, remaining market demand will continue to adequately support existing businesses.

The previously cited CRA report has noted: “The Aloha-Reedville area, particularly south of
Tualatin Valley Highway, is starved for quality commercial development.” This is an
observation that is supported by our evaluation of existing and projected 5-year commercial
retail demand — whether at 1.5, 3.0 or 4.5-mile distances from the subject proposed site. Rates of
sales leakage area even higher for an adjusted 2.0-mile trade area defined as including only those
residential areas south of the TV Highway corridor.

While it would be possible to consider re-designating other properties in the Aloha-Reedville
community for CBD use, the CRA report makes a clear case for the proposed site being
especially well suited for this re-designation:

e Three of the four quadrants of the SW 185" and Farmington intersection are already
developed with commercial uses appropriate for CBD designation — so that re-
designation of the 4" quadrant for CBD use would be clearly consistent with the existing
pattern of use at this intersection location. As noted by the CRA analysis: “It is unusual to
have only three sides of an arterial intersection dev« ped with commercial uses, while
leaving the fourth quadrant as residential.”

o The site is also a “rare example” of an arterial intersection on a transit route, making
commercial use for the remaining quadrant of this intersection especially appealing — and
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as a means to better serve both county land use planning and regional transit accessibility
objectives.

Consistency with Washington County Framework Plan Policies. From this review, re-
designation of the subject site from R-15 residential to CBD commercial use appears appropriate,
as a means to provide a suitable site with no other alternatives currently identified and to better
address retail commercial needs of the currently underserved Aloha-Reedville community —
especially the portion of the community south of the TV Highway corridor.

DRIVE-THRU NEED

A final question addressed by this report is the need of the retail uses anticipated for the subject
SW 185" and Farmington property to have on-site drive-thru facilities. The CRA analysis
indicates that, in a suburban market area, drive-thru facilities are necessary for the uses as
proposed to be “competitive and successful” — as currently allowed within the CBD zone. Our
analysis supports this conclusion as critical for customer acceptance and business sustainability
for the specific uses being considered.

The importance of drive-thru business facilities to achieve customer support as cited by CRA is
not limited to this metro area, but is consistent with our experience nationally. The drive-thru
business format has an- extensive history across the U.S., first pioneered in the 1930s with a
drive-up window teller at the Grand National Bank in St. Louis, Missouri.> Over the succeeding
eight decades, drive-thru services have been expanded to a variety of additional types of retailing
activity — most notably fast-food dining and, more recently, pharmacy retail.

As noted, planned uses include a Walgreens pharmacy and fast food, or a similar high-customer
use suc as branch bank facility. These uses are all typically associated with drive-thru capability
as integral to viable business operations. This is the case locally and for similar market locations
both regionally and nationally. Consequently, this analysis focuses on the drive-thru needs of
each of these three types of commercial use currently considered.

Pharmacy. A W: reens pharmacy represents the lead or anchor tenant for the proposed
development. In recent years, drive-thru facilities have become increasingly important to meet
customer needs for convenient service, especially prescription drop-off and pick-up.

From the company’s inception, Walgreens has emphasized its role as an industry innovator with
“pioneering focus on customer service and an array of product offerings unmatched by any other
drugstore.” The company’s web site notes that the first freestanding store with a drive-thru
pharmacy opened in 1992. Providing this added customer service has resulted in “substantial
sales increases and a company-wide business model shift.”* Most new Walgreens constructed
since the mid-1990s have included a drive-thru pharmacy. Nationwide, more than 80% of all
Walgreen stores currently offer this convenience.

The other maj national pharmacy serving that trade area of the subject site, Rite Aid, has a
similar dependence on drive-thru pharmacies for its stand-alone facilities. Across the U.S., 60%
of Rite Aid pharmacies are in freestanding locations, and now a majority (51%) of Rite Aid
stores include a drive-thru pharmacy.’
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1ere is currently only one pharmacy, a Rite Aid store, located within the most immediate 1.5-
mile trade area served by the subject site (or the portion of a 2.0-mile trade area south of TV
Highway). Located within the Farmington Mall strip center, this pharmacy es not have a drive-
thru. In effect, there are no pharmacies at present that offer the custc 1er convenience ofa  ive-
thr  within the immediate Aloha-Reedville area south of TV Highway at present.

W hin a larger 4.5-mile radius are located 9 pharmacies, including 3 Walgreens, 5 Rite Aid
pharmacies, and the independent Beaverton Pharmacy. Five of these 9 pharmacies have drive-
thru facilities, including all 3 Walgreens and 2 Rite Aids.

In summary, drive-thru facilities have become of increased importance in recent years, to better
meet customer needs for convenient prescription drop-off and pick-up. Provision of this

cu mer convenience is important to pharmacy business sustainability and as a means to best
meet resident needs for both routine and critical prescription services.

Fast Food Service. With development as is presen  planned, the second on-site use is

an ipated to most likely be a fast food restaurant. TI  is an industry that is continuing to

ex rience continued sales growth, even through a period of more constrained overall economic
growth. Except for high density/urban core locations, fast food restaurants are generally highly
de ndent on drive-thru facilities for customer service and business viability.

As cited by the national quick service restaurant publication QSR, “drive-thru is the order
method of choice at hamburger, Mexican, and chicken fast food restaurants.” Relative shares of
customer visits accommodated by drive-thru facilities are noted as follows:

o Hamburger fast-food restaurants — drive-thru accounts for 57% of fast food hamburger
visits, compared to 17% for carryout and 27% for eating on premise.

e Mexican fast food — shares are 40% drive-thru, 26% carryout and 34% on-premise.
e Chicken fast food — 38% drive-thru, 36% carryout and 25% on-premise.

Banking. As an alternative to fast food service, a branch banking use for the SW 185" and
Farmington Road property may also be considered. While the banking and financial services
industry is going through a period of rapid change, drive-thru banking remains integral to
physical bricks-and-mortar stand-alone banking facilities outside of urban core areas.’

Consistent with trends being experienced across the U.S. and globally, banking institutions are
increasingly looking to right-size and upgrade their presence within the trade area served by the
sul ct property, as well as elsewhere throughout the metro region. Drive-thru capability can be
expected to remain of critical importance for stand-alone branch bank facilities.

At present, out of 54 banking facilities located within 4.5 miles of the subject site, a majority
figure of 31 banking facilities are at stand-alone sites. Of the 31 stand-alone bank branches, 27
(¢ ore than 85%) offer drive-thru capability as a market-responsive customer service. This
in  ates the continued critical importance of drive-thru facilities for competitive banking
services.
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Summary Drive-Thru Need. As this analysis indicates, drive-thru capability is important if
not essential for all of the customer service oriented commercial functions being considered with
the subject SW 185" Avenue and Farmington Road property. These uses also represent a good
fit for the subject site due to location at a highly trafficked arterial intersection and ability to
better serve as yet unmet trade area retail needs.

E. D. Hovee & Company, LLC appreciates the opportunity to provide this retail market overview
analysis on behalf of Seven Hills Properties LLC. We would be happy to address questions with
regard to any aspect of this report.
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END NOTES

Information for this analysis has been compiled from sources generally deemed to be reliable. However, E. D.
Hovee & Company, LLC does not guarantee the accuracy of information obtained from third party sources. All
information is subject to change without notice. The findings contained in this report are those of the author and
should not be construed as representing the opinion of any other party without prior express approval, whether
provided in whole or in part.

The initial 1.5 mile market area for Walgreens is based upon input to CRA from a Walgreens Real Estate
Manager, as explained in the CRA prepared Market Analysis for Proposed Walgreens at SW 185" & Farmington
Rd — Aloha, OR 97207, February 29, 2012. Current spacing of two existing stores in the vicinity of the subject
site is 1.72 miles. The two existing stores are located at 19975 SW Tualatin Valley Highway (Aloha) and 6215
SW Tualatin Valley Highway (Hillsboro). Given the location of existing pharmacy retail and the barrier posed by
TV Highway, the trade area in our analysis and CRA's report has been adjusted to 2.0 miles to better serve areas
without nearby pharmacy to the south and west but not extending north of the TV Highway corridor.

Typical center sizing is drawn from the Urban Land Institute, Shopping Center Development Handbook, 1999.
Neighborhood retail centers may serve a trade area population ranging anywhere from 30,000-100,000 persons,
often with an urban population focused in as little as a 1-1.5 mile trade area. Community centers may serve a
trade area population ranging from 100,000-450,000 persons and serving a 3-5+ mile trade area radius.

Annualized growth is anticipated at rates averaging about 1.4-1.5% per year for all three trade areas considered.

Per Wikipedia, the free encyclopedia, www.en.wikipedia.org.

Per Walgreeens web site, www.walgreens.com. See specifically pertinent references at
http://careers.walgreens.com/about-us/innovation.aspx and
http://news.walgreens.com/article_display.cfm?article_id=1046, as of July 17, 2012.

Source is the Form 10-K Annual Report filing of the Rite Aid Corporation with the U.S. Securities and Exchange
Commission, for the fiscal year ended March 3, 2012.

Per QSR Magazine web-site, http://www.qsrmagazine.com/news, Industry News, June 4, 2012. This article also
notes that, as of 2011, an estimated 12.4 billion visits were made through fast-food drive-thrus, representing an
approximate 2% increase from the prior year.

Stand-alone banks are those which have a distinct physical building address with staffed facilities. This
definition excludes non-staffed ATMs and banking facilities located within or as part of another larger business
footprint, as with grocery stores. Information is from Jones Lang LaSalle, Global Retail Banking: Key Trends
and Implications for Retail Banking Real Estate, 2012.

This retail market analysis has been prepared for Seven Hills Properties LLC by the economic and development
consulting firm E. D. Hovee & Company, LLC (EDH). Since 1984, E. D. Hovee has conducted market and
feasibility studies, economic and fiscal impact analyses for private, non-profit and public agency clients — with
particular focus on the Pacific Northwest states of Oregon and Washington.

Related retail market assessments have been conducted directly for regional and national retail clients such as
Fred Meyer, Safeway, Walmart and Home Depot — together with similar assessments for real estate development
clients including Gramor Development, Killian Pacific, Birtcher Properties, Opus Northwest, PGE, Schnitzer
Investment, Hoyt Street Properties, Con-way, Grayco Resources, Realvest, and Newland Northwest. The firm
has also conducted economic opportunity analysis (EOA) and related market/feasibility studies for other
communities in the metro region including Metro and the Cities of Beaverton, Portland, Hillsboro, Tigard,
Wilsonville and Gresham.
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Dana L. Krawczuk

pHONE: (503) 727-2036

Fax:  (503) 346-2036

emaiL: DKrawczuk@perkinscoie.com

Perkins
Cole

1120 NW. Couch Street, Tenth Floor
Portland, OR 97209-4128

PHONE: 503.727.2000

FAX: 503.727.2222
www.perkinscoie.com

August 14,2012

VIA EMAIL

Aisha Willits

Washington County

Department of Land Use and Transportation
Room 350-14

115 North First Avenue

Hillsboro, OR 97124

Re:  Executive Summary and Response to Staff Report —Case file 12-222-PA

Dear Aisha:
Executive Summary

The requested plan designation amendment will facilitate the development of an approximately
15,000 square foot Walgreens and 3,000 square foot second building pad (likely a fast food
restaurant), both with drive thrus. The applicant has offered to condition the plan amendment so
that many transit oriented development criteria apply to the CBD site, which will ensure that the
development on site will encourage pedestrians and transit use, while also providing convenient
access by vehicle. There are no traffic issues associated with the proposal, and an Access
Management Plan has been approved for the site. The applicant has done considerable outreach
in the community, and has enjoyed wide support from the business and local community. We
are not aware of any opposition to the project. Our economist has estimated the significant
economic impact of the proposed development, which includes one time construction benefits of
$18.9 million in spending and the creation of 135 jobs with $6.7 million in payroll and on-going
annual operational benefits of $21.8 million in spending and 50 new jobs with an a total added
payroll of $1.47 million.

The staff report is generally supportive of the request. However, staff raises potential issues with
(a) three inter-related polices that address the supply of commercial property; and (b) policies
addressing the County's capacity for residential units. Staff has offered the Planning
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Commission two alternative sets of findings — findings for denial based upon staff's historic
interpretation of the criteria and findings for approval based upon the e' lence offered in this
application that support a market-influenced interpretation of the criteria.

The issues before the Planning Commission boil down to how overlapping policies shoul e
interpreted, and if each policy should be read in isolation, or if they should be read together so
thatt y harmonize. As explained in our August 1, 2012 letter, we encourage the Planning
Commission to interpret Policy 1(f), Policy 18 and Policy 20 so that they support one ano
Given Policy 20's emphasis on responding to market needs and providing market choice, cy
1(f) quite simply cannot mean that if a sin; : alternative CBD zoned site is available, there is an
adequate supply of commercial land so a request to re-designate property CBD must be denied.
Similarly, the subjective locational suggestions in P« cy 18 about the distance between
commercial centers (2 to 5 miles) should not be applied rigidly as a reason to deny the requested
re-designation, notwithstanding uncontested expert testimony that the Aloha-Reedville area is
unde rved for a broad range of retail development.

A considerable amount of expert testimony and evidence has been offered in support of the
application. To facilitate the Planning Commission's review, below we have provided a
summary of the outstanding policy and issues, and our responses.

Additional Evidence

In response to the staff report for the August 15th hearing, Seven Hills Properties, LLC offers the
following supplemental analysis and evidence in support of = pending proposed plan
amendment referenced above:

o Suitability of Alternative Sites for the Proposed Use and Unsuitability of Site for
Residential Development Under the R-15 Zone, August 14, 2012, by Seven Hills
Properties (the "Applicant's Response"); and

e Response to Washington County Staff Report, August 14, 2012, by E.D. Hovee &
Company, LLC (the "Hovee Response")

Please include this letter and the attachments in the record for the above referenced case.
Suitability of Alternative Sites

Staff's primary concern with our analysis of the suitability of alternative sites for the proposed
use (required by Policy 1(f)) is the reliance on market based "location" factors, including that a
site must be at least 1.5 miles from an existing Walgreens and south of TV Highway (the so
called "trade area"). Policy 1(f) limits the factors relied upon for determining suitability of the
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alternative sites to location or size. Avoiding the trade area of an existing Walgreens is a
legitimate locational factor, as confirmed by the project's economist. No contradicting evidence
has been offered. Accordingly, the location factors cited by the applicant should be relied upon,
and the conclusion that there are no suitable alternative sites available should be adopted.

Even absent the trade area-based location factor, the applicant (who is an experienced site
selector and developer) has offered expert testimony from an economist and broker that details
why there are no suitable alterative sites available for the proposed use. The four sites discussed
in the staff report are unsuitable because they are not located at a 4-way intersection with enough
traffic volume to support the proposed use.

Market Factors and Need for CBD Land

Policy 18 requires that the location of CBD sites should be guided by market factors. Policy 20
focuses on ensuring that there is an adequate amount of commercial land to provide for market
choice, while simultaneou: ' encouraging the retention of existing businesses. In response to
Policies 18 and 20, the project's economist analyzed a number of concentric trade areas and
roughly correlated the population of those areas to general assumptions about the population
needed to support an additional pharmacy. It is not a precise equation. Instead, whether or not
trade area can support an additional retail use depends upon realistic market factors, such as
travel patterns and perceived convenience. Therefore, "sales leakeage" is a better predictor of
market need than a population analysis. Based upon the "substantial” sales leakage, the
economist concluded that in addition to the existing stand alone pharmacies and pharmacies in
grocery stores within and near the 2 mile market area of the site, "there is market capacity to
support an added 15,000 square feet to meet the pharmacy needs of the immediate 2.0 mile trade
area."

The deficiency trend continues as one goes farther from the site — i.e., there is the need for two
additional 15,000 sf pharmacies 3.0 miles from the site, and a third pharmacy within 4.5 miles
from the site. T  "substantially underserved" Aloha-Reedville market area contributed to the
economist's con ision that "there is more than ample market need to accommodate added
pharmacy retail without negatively impacting existing pharmacies."

No contrary evidence has been offered and the methodology of the economist's market analysis
has not been challenged.

Distance Betwe Commercial Centers

Policy 18 includes characteristics and location criteria that are guidelines on the appropriate plan
designation for a site. Policy 18 notes that the exact location of CBD sites should be determined
by market factors, considering existing land use patterns, and suggests that commercial centers
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should generally be located between 2 and 5 miles apart. "Commercial centers" are not defined.
Staff notes that historically a proposed CBD site has been required to be at least 2 miles from a
commercial center in or r to avoid an overabundance of commercial uses in a concentrated
area. Because the CBD-zoned Farmington Mall is approximately 0.25 miles from the site and
staff's belief that there are suital : alternative CBD sites in the area, staff suggested that the
requested plan amendment should be denied.

We have offered two alternative interpretations. First, regardless of the distance between
commercial centers, the evidence supporting the application demonstrates that there is a deficit
of commercially zoned land in the Aloha-Reedville area. Therefore, rather than relying on the
"general rule of thumb" about separation of commercial centers, the site and area specific
detailed analysis is more persuasive and reliable. Inthe: ernative, the subject site is the only
quadrant of the intersection of SW 185th and SW Farmington Road that is not commercially
designated. The existing commercial development at this intersection is a "commercial center"
and the proposed designation is simply an expansion of it. Accordingly, the general guidelines
for locating a new commercial center are inapplicable.

Residential Capacity

A few County Policies and other regulations related to the supply of residential land describe the
need to maintain the County's housing capacity. OAR 660-007, Metro Title 1, and Policies 21,
22 and 23. Staff notes that since the County first started tracking its supply of housing units and
mix of multi-family and single family units, the number of housing units has increased,
particularly multi-family. Therefore, staff is not concerned about the potential loss of 27 units
(2 minimum density under the site's R-15 designation) if the site is developed commercially.
While we agree with staff's conclusion that the cited criteria are satisfied, we think it is important
to note that: of the criteria regulate the residential "capacity” of a site's zoning (i.e., the range
of units that is allowed under a particular zone), not what is actually built.

Very truly yours,

&Q&/Mo« %

Dana L. Krawczuk

DLK:crl

Enclosures

cc! Tom Rocca, Seven Hills Properties, LLC (via email) (w/encs.)
Eric Hovee, E.D. Hovee & Company, LLC (via email) (w/encs.)
Jeff Olson, CRA (via email) (w/encs.)
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SEVEN HILLS

August 14, 2012

Washington County

Departme Hf Land Use and Transportation
Room 350-14

115 North st Avenue

Hillsboro, OR 97124

RE: Suitat ty of Alternative Sites for the Proposed Use and Unsuitability of Site for Residential
Development Under the R-15 Zone — Response to Casefile No. 12-222-PA Staff Report for the
August 15, 2012 Planning Commission Hearing;

Dear Planning Commission and Staff:

Seven Hills Properties LLC as Applicant appreciates this opportunity to provide supplemental
evidence in support of the pending proposed plan amendment that will be heard on August 15,
2012.

{. Suitability of Alternative Sites for Proposed Use
Enclosed please find an additional report that address concerns cited in the Staff Report.

* "Hovee Response” dated August 10, 2012, by £.D. Hovee & Company, LLC, Memorandum
Su' ct: Response to Washington County Staff Report Casefile No 12-222 PA

Additionally, we offer the following findings in response to Washington County Comprehensive
Framework Plan for the Urban Area, Policy 1.f(2) with specific regard to your discretionary decision
that the pr  onent has demonstrated the following:

2. A lack of appropriately designated suitable alternative sites within the vicinity for a
proposed use. Factors in determining the suitability of the alternative sites are
limited to one of the following:

a) Size: suitability of the size of the alternative sites to accommodate the proposed use; or
b) Location: suitability of the location of the alternative sites to permit the proposed use.

Both location and size factors eliminate the possibility of the (4) alternative sites described in the
August 15" Staff Repart. The previously submitted expert testimony provided by Commerciai Realty
Advisors b :hwest, LLC and E.D. Hovee & Comgpany, LLC identified six size or location factors that
were rzlied upon to determine if an alterative site was suitable for the proposed use. Staff has
rejected the trade area based locational factors — that a site must be at least 1.5 miles away from an
existing W. reen's and must be located south of TV Highway, a principal arterial that has a rail road

&8 Perry Street Suite BOO, San Francisco, CA 94107
73648-0001/LEGAL  36454.1
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track along the southern edge, because the manmade improvements serve as a barrier that
customers are reluctant to cross. We understand that the basis for staff’s opinion is that historically
staff has not considered market based size and location criteria. Respectfully, trade and market
areas are critical to the viability of any commerci. ite, and is a "location” based factc as
contemplated by Policy 1.f(d), as demonstrated by the expert testimony offered in support of our
application. Please refer to Supplemental Memorandum dated August 10, 2012 from E.D. Hovee &
Company that demonstrates the market analysis conclusion that pharmacies located north of TV
Highway are effectively serving a different market area and therefore should not be considered as
addressing Aloha-Reedville needs south of this highway corridor. Additionally, the Applicant has
previously submitted market analysis provided by Commercial Realty Advisors Northwesi - (CRA)
providing evidentiary support for their expert opinion that there is a lack of CBD zon:  1lternative
sites in the vicinity of the project site that are suitable for the proposed use and that  alatinVa y
Highway creates a real and present trade area delineation.

Although trade area-based location factors are critical to identifying a suitable site, so that we are
responsive to staff's concerns, we offer the analysis below to explain why one or more of the
remaining factors are a basis for characterizing each of the four alternative sites identified by staff as
unsuitable. To summarize, the remaining relevant size and location factors that have not been
rejected by staff include:

¢ The second factor (a location factor) that was previously identified explained that a site
must be located at the corner of an intersection, with either both being arterials or one
street being a collector so long as the other street is a principal arterial. "T" intersections do
not work.

e The third previously identified factor (a size factor) is a minimum site size of approximately
1.5 acres and a maximum site size of approximately 3.0 acres.

The six factors previously identified are consistent with the preliminary site selection and trade area
analysis conducted by Seven Hills for potential sites. As each property, market and proposed use is
unique, we also conduct a more nuanced and detailed analysis of potentially suitable sites. Below
we explain some of these more refined filters, and how they confirm that none of the sites identified
by staff are suitable alternatives.

Alternative Site 1: 3140 SW 209" Avenue

Preliminary six size and location factors:

The site is at a "T" intersection of two collector streets, which fails the second factor.

Additionally, the site is within 1.5 miles of an existing Walgreens and is north of TV Highway, which
fails the first and sixth factors.

Additional factors that contribute to unsuitability:

The requirement that a suitable site be on a particular classification of roadway is to ensure that
thereisa quate vehicular traffic to support the use. SW 209" Avenue and SW Alexander Street
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are both classified as Collector roads. However, commercial uses such as a pharmacy require a
minimum of 8,000 daily vehicular trips on all tangential roadways. In other words, commercial
projects have minimum traffic thresholds in all four directions to be suitable. SW 209" Avenue has
an average daily traffic count of 5,953 trips and SW Alexander Street has an average daily traffic
countof2 6 trips." Seven Hills eliminates a site like this due to its failure to meet minimum traffic
counts and the lack of a fourth leg of the intersection (i.e., Alexander "T"s into 209th Avenue).

This site is also unsuitable because it has visual barriers because is located behind two developed
commercial lots, 20745 SW Tualatin Valley Hwy (APN R0346432) and 20625 SW Tualatin Valley Hwy
(APN R0346441). The four (4) commercial buildings that block views to the Alternative Site means
that the lack of visibility eliminates this site as a possible viable alternate CBD zoned site. As noted
on page 8 of the staff report, poor visibility is a location factor that has been relied upon historically
tod :rmine that a site is unsuitable for a proposed use. A corollary of the locational requirement
that the use must be located on the corner of two arterials (or a principal arterial and a collector) is
that the site must actually be visible from those roadways.

Itisnoted it this site is actually 2.5 miles from proposed project site if calculated based on
vehicular road distance. Although Alternative 1 is 2 miles as the crow flies, vehicles would need to
travel 1.3 n  2s north on 185" and then 1.2 miles east on Tualatin Valley Hwy.

Finally, we are skeptical that this site is actually available for commercial use given that it is occupied
by a residential use and appears to be actively used for agriculture and livestock.

Alte ative Site 2: West side of SW 174™ Ave btwn SW Alexander St & Tualatin Valley Hwy
(Former Shell Station)

Alte ative Site 3: East side of SW 174" Ave btwn SW Alexander St & Tualatin Valley Hwy (Former
Reo's Ribs)

Preliminary six size and location factors:

Both sites are at a "T" intersection (because southbound traffic is prohibited from crossing TV
Highway) and SW 174th is characterized as a local street, not a collector or arterial roadway, which
fails the second factor.

The former Shell station site is large enough for the proposed use only if tax lot 700 is added to the
site. In addition to the difficulty in aggregating multiple tax lots  at are helc 1 different ownership
into a single site, it would be particularly difficult in this situation because the residentially
developed tax lot 700 is occupied.

Additionally, the sites are within 1.5 miles of an existing Walgreens and are north of TV Highway,
which fails the first and sixth factors.

Additional factors that contribute to unsuitability:

! Trip counts provided by Group Mackenzie, the transportation engineer for the project.
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Lack of adequate vehicular access presents a locational barrier. Tualatin Valley Highway is defined as
a Freeway in the Staff Report. This intersection is not signalized, and Tualatin Highway received
40,000 average daily trips, making this busy Freeway dangerous to turn left for eastbound traffic
without a traffic light.

Furthermore, SW 174" is defined as a Local Street, not a Collector or Arterial roadway. Local Streets
such as 174" do not meet the project’s minimum location requirement of 8,000 daily vehicular trips.
Like many local streets, 174" does not connect to any other Arterial roads, but rather dead-ends in
the neighborhood.

Therefore both Alternative Sites 2 and 3 do not meet the Project’s locational requirements of being
tangential to at least 2 collector, preferably arterial, streets with minimum daily traffic in all four

directions.

Alternative Site 4: 17800 SW Kinnaman Road

Preliminary six size and location factors:

This site is not located at an intersection, so it fails to meet the second factor. Also, the 5.0 acre site
is too large (the third factor).

Additionally, the site is within 1.5 miles of an existing Walgreens, which fails the first factor.

Additional factors that contribute to unsuitability:

This site was eliminated due to Rite Aid restrictions that prohibit competitive pharmaceuticals sales.
Rite Aid is located on the tangential east property at 17405 SW Farmington Road. According the
broker representing Alternative Site 4, the parcel would have to prohibit pharmaceutical sales due
to a lease exclusive by Rite Aid that covers these properties. Inability to operate a drugstore
eliminates this Alternative Site 4 for development.

Furthermore, the owner of 17800 SW Kinnaman is interested in ground lease only, so the property is
not for sale. Not being able to purchase the property to obtain free and clear title eliminates this
site as a possibility.

The final reason that this site is unsuitable is the size of existing infrastructure. With an existing
building size of 36,854 square feet, this site is cost prohibitive (by more than 2X) to purchase based
on the a resale value set by a recent appraisal that has identified the asking rental rate and
capitalization rate provide 0 Seven Hills by the property’s representative listing agent . With such
a high purchase price, it is financially prohibitive to either retrofit with multiple tenant improvement
or to demotish and then build smaller, more appropriate sized retail buildings after a fee simple
transaction. Consequently, this location was eliminated by the Applicant as too big in size of
existing infrastructure to redevelop.
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Il. Unsuitability of Site for Residential Development Under R-15 Zone

Seven}t sanalyzed this site for potential multifamily viability under the existing R -15 designation.
We con ided that this site is not feasible for multifamily based on criteria established by our
experience from developing over 1,000 units of residential units. The size and location of this site
create physical constraints that increase construction costs and reduce market rents deeming a
project not financially viable. First, the buildable area, after subtracting setbacks and parking
requirements, leaves a remaining leasable square footage size that does not support the cost of new
constructi , especially given immediate-area rents of current vacancies at $0.85/ square foot -
$1.30/ square foot. Second, noise from the Collector streets causes both a construction cost
increase to use building materials that mitigate noise, plus reduces potential rental income for all
units that face the noisy streets in order to maintain occupancy. Third, the Westside Community
Church cross- access easement for circulation to SW 185" Ave would bifurcate any multifamily
project, thus increasing construction costs and reducing leasable square footage, further reducing
the viabili  >f a project.

IIl. Conclusion

Sevent s uses its best professional analysis when choosing a site, and we hope to convey that an
exhaustive market search is always conducted to ensure that a site is chosen for its highest and best
use. Many additional filters are applied that eliminate sites, and we are available at any time to
answer ad tional questions you may have about our site selection analysis. Our site selection
process has a proven track record — we have successfully developed 35 Walgreens on the west coast
and over . Oresidential units.

Best regar ,
/s/ Tom Rocca

Thomas J Rocca

Seven H roperties LLC

88 Perry Street, STE # 800

: San Francisco, CA 94107

D¢ 1247.7377

C415.50¢ 40

F 415.247.7376

Email trocca@sevenhillsprop.com
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While the area north of TV Highway is relatively well served by pharmacies, the portion of the
Aloha-Reedville community located south of TV Highway currently has only one store (Rite
Aid) that is pr harily a pharmacy (and not embedded within a larger grocery store operation).

ased on inde ndent retail data from the national GIS/demographics firm ESRI as documented
by our July 31 [a et Overview report, there is market capacity to support an added 15,000
square feet to meet the pharmacy needs of the immediate 2.0 mile trade area. This need is in
addition to the sales represented by the only other existing primarily pharmacy store (Rite Aid)
in the trade area. This need is also in addition to pharmacy related sales occurring as an
ancillary activ 7 within  cery stores (as with Bi-Mart) — which are reported as a separate retail
activity and therefore not included in the 15,000 square foot need calculation.

There is a sect 1 Rite Aid store located at the edge or just beyond the two mile distance at SW
Murray and A n (and therefore not included with the ESRI calculated 2-mile radius data). Most
of the trade area readily accessed for this store is via travel on Murray and Allen (extending east
from Murray) which is beyond a 2-mile radius from the proposed subject site.

Even if this site were to be included in a 2-mile trade area, this area would still be underserved —
as defined by retail sales leakage. Looking at the totality of the alternative tre : areas considered
at up to 4.5 m s from the subject site, it is also clear that while store location decisions were
made over time for a variety of reasons that may not match current ideal conditions, the
pharmacy market for this Beaverton to Aloha area remains underserved across all alternative
trade area geographies considered. This is demonstrated by pharmacy sales leakage as the most
direct indicator of remaining market need.

While acknowledging that the July market analysis reflects only needs south of TV Highway, the
Staff Report nonetheless questions “whether the existing and projected population within the two
mile radius can support a new 15,000 square foot Walgreens in addition to the existing
Walgreens, Rite Aid stores and Bi-Mart within a two mile radius.” e Staff Report does not
address the market analysis conclusion that pharmacies located nor  »f TV Highway are
effectively ser  ng a different customer market area and therefore should not be considered
as addressing  oha-Reedville needs south of this highway corridor. :

Our market conclusion is that the TV Highway is relatively congested, existing corridor
pharmacies (a on the north side of the highway) are not easily accessed from the south due to
limited north/south crossings, and that this barrier is further accentuated by the rail line running
parallel to the ghway on the south side. As is also noted, the second Rite Aid at SW Murray
and Allen also primarily serves a market extending beyond the 2-mile trade area.

These are all realistic market location factors which have led Walgreens to conclude that the
proposed Fart 1gton Road site more effectively reaches the underserved portion of the Aloha-
Reedville con  unity. In the absence of Staff comment or evidence to the contrary, it is proposed
that the applicant analysis of relevant market trade area geographies be accepted as presented.

2) Competitive Effects to Existing Pharmacy. In practice, customer travel patterns and
market trade ¢ s often function differently on-the-ground than in theory. This is why the July
market overview report considered pharmacy needs at several different levels. In addition to the

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Response to Washington County Staff Report - Casefile No 12-222 PA (Seven Hills Properties, LLC) Page 2
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2.0 mile trade area (bounded by TV Highway) deemed as most applicable, separate calculations
of the degree to which resident needs are served by existing pharmacies were also considered at
1.5, 3.0 and 4.5 mile distances from the subject site.

For all of the alternative trade areas considered, it was concluded that there is substantial
existing sales leakage, meaning that residents are traveling outside of their immediate
neighborhoods to obtain substantial shares of their pharmacy needs. This conclusion is drawn
from review of ESRI retail sales demand and supy - data — as a mix of existing store sizes and
locations. While a 1.5 mile ring alone (though underserved) is not fully adequate to support an
added 15,000 square feet of pharmacy space, the market is adequate at 2.0 miles (even when the
portion above TV Highway is not included within the most pertinent trade area).

At a 3.0 mile ring, there is a current deficiency of two added | armacies of about 15,000 square
feet each. Within 4.5 miles, the even more encompassing trade area is underserved by almost
three | armacies. As previously indicated, what is noteworthy about this analysis is that the
pharmacy market appears to be underserved across all of the alternative market geographies
considered — at up to 4.5 miles from the proposed subject site. This combined evidence
conducted from multiple perspectives more definitively supports the conclusion of a pharmacy
retail gap than would be the case with consideration of unique locational history and
characteristics of any one specific trade area, considered solely on its own.

In short, even when considered in the larger market context of other pharmacy alternatives and
varied local consumer travel patterns, the Beaverton to Aloha-Reedville area appears
substantially underserved to meet existing population and near term growth needs to 2015. While
any new store inevitably introduces new competition into immediate and broader market, our

an: sis has demonstrated that there is more than ample market need to accommodate added
pharmacy retail without negatively impacting existing pharmacies — but with room for added
sales growth or business expansion by existing or other new store facilities.

While raising questions about potential competitive effects, the Staff Report does not question
the specifics of our market analysis which has been conducted from multiple trade area
perspectives. In the absence of evidence that would support an alternative conclusion, it is

prc osed that the Planning Commission accept findings that an added pharmacy at the subject
site would not create undue competitive effects for existing pharmacies nearby or even in the
larger vicinity of up to 4.5 miles from the proposed development.

3) CBD Size & Spacing. While Policy 18 does not definitively limit CBD spacing to less than
two miles, the Staff Report indicates that this guideline has historically been applied to “avoid an
overabundance of commercial uses in a concentrated area.” Looking beyond the needs of
pharmacy alone, our July market report also indicated that the trade area is substantially
underserved for a broad range of retail, especially for the portion of the Aloha-Reedville
community that is south of the TV ghway corridor.

While not a primary focus of our analysis, it is apparent that the approximately 26 acres of
commercially developed CBD land situated about 0.25 miles from the subject proposed site is
too small in size to meet local neighborhood needs for a broad range of commercial retail
services. Rather than an overabundance of retail activity, this southern portion of the Aloha-

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
Response to Washington County Staff Report - Casefile No 12-222 PA (Seven Hills Properties, LLC) Page 3



Exhibit D
12-222-PA
57 of 57

Reedville community remains underserved with CBD-related retail uses as exemplified by the
applicant’s roposal. As an under-retailed community, the Policy 18 distance guideline appears
to be not applicable in this instance. Rather, more CBD designated land area is needed to more
effectively serve local resident needs.

In the alternative, the County could consider the existing commercial development at the other
three quadrants of the intersection of 185th and Farmington Road as a "commercial center," so
amending the plan designation of the site simply completes the commercial center. Under this
interpretation, the entire intersection would be a commercial center (similar to the nodes of
commercially signated property along TV Highway), in which case, Policy 18's suggestion of
a 2 to 5 mile separation between CBD designated commercial centers (i.e., distinct commercial
clusters) is not applicable.

4) Market Factors for Alternative Sites Review. The July Market Overview report
supports the findings of the alternative sites analysis prepared by Commercial Realty Advisors
Northwest (CRA) from a trade area perspective. The Staff Report indicates that: “Based upon
past practice, staff does not support the applicant’s finding that the trade area of an existing store
is the sole basis for eliminating potential alternative sites.” However, the County’s CBD zone
location criteria explicitly recognize that site locations be determined by market factors as well
as community planning and existing land use patterns.

While not the only location criterion indicated by CRA, based on our retail analysis experience
we concur that proximity to existing pharmacies should be considered as a significant
location factor in the alternative sites analysis. With all but one of the non-grocery pharmacies
in 4.5 miles of the subject site operated by either Walgreens or Rite Aid, it is of considerable
importance to recognize location factors that are significant if not pivotal to investment decisions
by existing viable business operators. Walgreens stated criterion of a minimum 1.5 mile distance
between its stores logically should be accepted as indicated by the CRA report.

Summary. Key observations of this supplemental memorandum support findings that:

e The 2.0 mile trade area south of TV Highway represents an applicable trade area for the
uses as proposed by the applicant — with substantial existing sales leakage and therefore
adequate local market support for an added pharmacy as planned by Walgreens.

¢ Unmet needs of the trade area populations at distances of up to 4.5 miles from the subject
site co'  led with anticipated population growth to 2015 provide more than adequate
support for new pharmacies and expansion by existing operators without negatively
affecting existing viable pharmacy operators.

e Theur rserved portion of the Aloha-Reedville community south of the TV Highway
warrants expansion of CBD zoned commercial activities, especially at locations
consistent with the full range of applicable Washington County policies and regulations.

o The Walgreens stated criterion of a minimum 1.5 mile distance between its pharmacies
should be maintained as documented by the CRA sites analysis of ebruary 2012.

E. D. Hovee & Company, LLC appreciates the opportunity to provide these added comments and
would be happy to address questions in conjunction with Planning Commission deliberation.

E.D. Hovee & Company, LLC for Seven Hills Properties LLC:
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SUMMARY OF DECISION

At the August 15, 2012 Planning Commission hearing, staff provided the Commission
with a summary of the written staff report, which noted that the request complied with
most of the applicable policies. However, staff pointed out that the staff report included
alternative fin ngs for three of the policies applicable to this plan amendment request.
The written staff report noted alternative findings for three policies: Comprehensive
Framework Plan for the Urban Area Policies 1, 18 and 20.

The first set of findings for each policy outlined historic interpretations used by staff and
served to support the Planning Commission’s decision in the event of a decision to deny
the request. | lowing the public hearing, the Planning Commission voted 8 to 1 to rely
on the altern: /e interpretations and findings for the three policies and approved the
request from R-15 Residential to Community Business District (CBD).

The Planning Commission determined that Policy 1, which requires evidence of a lack
of alternative : es to accommodate the proposed use, was satisfied by the applicant’s
use of a “trade area” to eliminate alternative sites. Additional alternative sites were
eliminated for the following reasons: visual barriers to the site, lack of traffic, functional
classification  adjacent roadways, multiple ownerships for aggregated sites, and non-
compete lease restrictions within commercial centers.

Findings in support of the alternative interpretation for Policy 1 are found in Exhibit B
(Staff Report), Exhibit C (Application) and Exhibit D (Supplement: Application
Materii ).

The Planning Commission also relied on the alternative findings for Policies 18 and 20,
which took into account market factors such as a shortage of commercial land in the
area, commercial sales leakage to neighboring areas, and the requirement by
Walgreens corporate policy that no new Walgreens store may be located within the
trade area of an existing Walgreens store located on Tualatin Valley Highway. The
applicant’s fin ngs are contained in Exhibit B (Staff Report), Exhibit C (Application) and
Exhibit D (Su; lemental Application Materials).

CONDITIONS OF APPROVAL

At the August 15, 2012 hearing, the Planning Commission voted 8-1 to change the
existing R-15 Residential land use district to the proposed CBD land use district, with
stipulated conditions as set forth herein.

1. Any ac onal amount over and above the fee deposit submitte with this
applicc 1 which is determined to be owed to the county shall be paid upon
receipt of a statement of balance due, consistent with the agreement for payment
of fees for quasi-judicial plan amendment application processing reviously
signed by the owner.
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2. Any development of the subject property shall comply with all conditions of
Casefile 12-185-AMP. The AMP has been included as Exhibit F to the Resolution
and Order memorializing the decision for this plan amendment request.

3. Subsequent development of the subject property shall comply with the transit
oriented design standards identified and agreed to by the applicant. These
standards are included as Exhibit G to the Resolution and Order memorializing
the decision for this plan amendment request.
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e ———— — CASEFILE:_12-185-AMP
Washington County
0 Department of Land Use and ' APPLICANT:
Transportation . .
&_——\s Current Planning Services Seven Hills Properties
185 N First Ave, Suite 350 Thomas J. Rocca
boro, OR 97124 88 Perry Street, Suite 800

San Francisco, California 94107

h DTICE OF DECISION APPLICANT’S REPRESENTATIVE:
§;. STAFF R_EPORT Perkins Coie LLP

R— Dana Krawczuk

1120 NW Couch_St. 10™ Floor
PROCEDURE TYPE: I _ Portland, Oregon, 97209
CPO: 6 COMMUNITY PLAN: OWNER:
Aloha-Reedville-Cooper Mountain Westside Community Church

18390 SW Farmington Road
LAND USE DISTRICT: Beaverton, Oregon 97007
R-15 {Residential 15 units per acre)
PROPERTY DESCRIPTION: LOCATION:__On_the southeast comer of the
ASSESSOR MAP#: 1S119BB intersection of SW_Famington Road and SW
LOTS#:_800,{ 1000 185" Avenue.

SITE SIZE:_2.24 acres

PROPOSED DEVELOPMENT ACTION: Request for an Access Management Plan for vehicular access
to SW_Fammington Road and SW_185th Avenue to accommodate future development at the southeast

corner of the intersection.

July 30, 2012
DECISION:
Approval Approval with Conditions \/ Denial

Signature WAO Q C{W | Date }XSOK\L

Nadine Smith Cook, Principal Planner, Current Planning Services

Staff Planner: Ross A. Van Loo, 503-846-3872

Vicinity Map

- Conditions of Approval
Staff Report
Transportation Report
Appeal Information

Attachments:
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SCALE: 1" TO 250
SITE & SURROUNDING LAND USE DISTRICTS:

R15 (Residential 12-15 units/acre)
INST (Institutional)

R9 (Residential 7-9 units/acre)

R6 (Residential 5-6 units/acre)
NC {Neighborhood Commercial)

A.  Washington County Comprehensive Plan

B. Applicable Community Plan (See Front of Notice}

C. Transportation Plan

D. Washington County Community Development Code:

ARTICLE |, Introduction & General Provisions

ARTICLE ll, Procedures .
ARTICLE fll, Land Use Districts
ARTICLE 1V, Development Standards
ARTICLE V, Public Facilities and Services
ARTICLE V1, Land Divisions & Lot Line Adjustments
ARTICLE Vi1, Public Transportation Facilities

R & O 86-95 Traffic Safety Improvements

ORD. NO. 738, Design and Construction Standards

ORD. NO. 691-A & 729, Transportation and Development Tax
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CONDITIONS OF APPROVAL

Note: No permits for public improvements, or building permits for site
development shall be issued until such time as a subsequent land use
decision for Development Review has been approved for commercial
development of the site

I. PRIOR TO FINAL APPROVAL AND/OR ISSUANCE OF A BUILDING PERMIT FOR ANY
DEVELOPMENT OF THE SITE THE APPLICANT/OWNER SHALL:

1. Coordinate with ODOT, determine the final location of the proposed access on
SW Farmington Road, and construct the access on SW Farmington Road as a
right-in/right-out/left-in only access. This site access will be shared with the
existing church to the east. The existing access to the church shall be closed.

2. Construct the northern access on SW 185" Avenue as a right-in/right-out/left-in
only access:

a. Construct a half pork-chop island and install a RIGHT TURN ONLY sign at
the proposed access. The design shall effectively restrict vehicle movements to
right in/right out/left in only. It is the applicant’s responsibility to ensure that the

"access restrictions are adequate on SW 185™ Avenue to restrict movements to
right-in/right-out/left in only. Washington County will monitor the access to
assure that it operates as a right-in/right-out/left in intersection. If it is found that
there are a significant number of violations of the restricted turning movements or
safety/operational problems arise, the applicant will be responsible for assuring
the safe operation of the driveway. This may require that the applicant retrofit
additional traffic control devices to limit turning movements and/or physical
improvements to the roadway. All changes will be subject to Washington County
approval. If the retrofit(s) are unsuccessful the County reserves the right to
further limit and/or close the access. -

3. Install DO NOT ENTER signs at the southern access on SW 185™ Avenue to
restrict the access to exit only access.

4. Provide adequate intersection sight distance at all the proposed site accesses in
accordance with the Washington County Community Development Code.

5. Establish continuous two-way left turn lane striping on SW 185" Avenue from 50
feet north of the Buddies Sports Bar access to 35 feet south of the access.
Extend the storage length of the northbound left turn lane on SW 185" Avenue
from the intersection with SW Farmington Road to 160 feet.

FASharediCurrentPlanainglUSERSIROSSWiwpdata\sialf repontsii2-185-AMP.doc
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Casefile 12-185-AMP
Attachment B —Conditions of Approval

Page 2
6.

Provide adequate illumination at both accesses on SW 185" Avenue. Adequate
illumination shall consist of at least one 200 watt high pressure sodium cobra
head luminaire mounted at a minimum height of 20 feet on existing utility poles if
available. The fixture shall have a full-cutoff type Il distribution. The pole shall
be within the area defined by the radius returns of the intersection. The «xture
shall be oriented at 90 degrees to centerline of the collector or arterial. For
intersections of collectors with arterials, or arterials with arterials, the luminaire
fixture shall be installed at 90 degrees to the higher classified roadway. If the
intersecting roadways are of the same functional classification, the fixture may be

“oriented at 90 degrees to either roadway. If no existing utility poles are available

within the intersection area defined by the radius returns, the developer shall
meet the requirements of the Department of Land Use and Transportation
Roadway lllumination Standards, latest revision. lllumination provided within the
proscribed intersection area shall be a minimum of 1.5 times the required
illumination level of the highest roadway classification at the intersection.
Washington County may require illumination in addition to the above-stated
minimums. Direct technical questions conceming this condition or the current
Roadway lllumination Standards to Traffic Engineering, at (503) 846-7950.

Close all existing accesses on SW Farmington Road and SW 185" Avenue,
which serve the site. ’

Provide access easement to the church to the east for both the proposed
accesses on SW 185" Avenue.

urrentP INQWSERSIROS SViwp repoctsi12-185-AMP dot
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12-185-AMP
Attachment C

STAFF REPORT

APPLICABLE STANDARDS

Washington County Comprehensive Framework Plan
Aloha eedville-Cooper Mountain Community Plan
Washington County Community Development Code:

1. Article ll, Procedures:
Section 202-2 (Type Il Procedure)
Section 207-5 (Conditions of Approval)

2. Article lll, Land Use Districts:
Section 305 (R-15 District)

3. Article IV, Development Standards:
Se 0on 404 (Master Planning)

4. Arti :V, Public Facility Standards: | |
Section 501-8.5 (Access to County and Public Roads)

Washington County Transportation Plan
AFFECTED JURISDICTIONS

Washington County Dept. of Land Use and Transportation
Oregon Department of Transportation

FINDINGS

Background Information:

The ap cant requests approval of an Access Management Plan for vehicular
access to property at the southeast corner of the SW Farmington Road / SW
185" Avenue intersection. An Access Management Plan (AMP) is necessary
because access to the site is not able to comply with Washington County
Commr ity Development Code (CDC) Section 501-8.5.B.4 which requires that
accesses to Arterial streets be at least 600 feet apart. SW Farmington Road
and S 185" Avenue are identified as Arterial streets on the Washington
County Transportation Plan. One access driveway (right in/right out/ left in) is
proposed on SW Farmington Road. The final location of this access will either
be loc: :d approximately 200 feet east of the intersection or directly opposite
the Coin-Op Laundry/US Bank access. This proposed access will be shared
with the existing church to the east and will replace the existing church access.
Two accesses are proposed to SW 185" Avenue with the north access (right
infrigh  ut/left in) focated directly opposite the existing access to Buddies
Sports  ar, and an out-only access located proximate to the south property line.

F:AShared\CurrentPlanninglUSERSIROSSViwpdataistaff reporsii2-185-AMP . doc
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The applicant has submitted a request for a Plan Amendment to change the land

" use district plan designation from R-15 Residential to Community Business

District (CBD). The traffic assumptions for the Access Management Plan are
based on a reasonably typical use for properties in the CBD. The decision for
the Plan Amendment will occur subsequent to the decision of the proposed
Access Management Plan.

2. Two letters of comment were received prior to the writing of the staff report. One letter

expressed concemn about property taxes, an issue beyond the scope of this review. The
second letter expressed concern about traffic impacts to nearby residential streets, but
was reither in support of nor opposition to the proposal. Staff notes that this application
relates to access to Arterial streets and will not impact nearby local streets.

. Washington County Comprehensive Framework Plan:

There are no specific Plan policies or goals, which affect this request that are not
implemented by the Code or the Community Plan. The Framework Plan requires
development applications to be in compliance with the Community Development Code
and the applicable Community Plan. By demonstrating in this report that the request
complies with the standards of the Code and the Community Plan, this Plan requirement
will be satisfied.

. Aloha-Reedville-Cooper Mountain Community Plan:

The site is located in the Farmington Road Corridor subarea. None of the Farmington
Road Cornidor Subarea Design Elements apply to the subject property. '

The site is not located in an Area of Special Concern.
The site is not designated as a Significant Natural Resource.
The Community Plan is implemented by the Community Development Code. When built

in conformance with the Conditions of Approval, the project wili be in compliance with
the Community Plan.

. Washington County Community Development Code:

1. Article Il, Procedure:

Section 202 Procedure Type and Determination of Proper
Procedure ,

202-2 Type ll

202-2.1 Type Il land use actions are presumed to be appropriate in the

district. They generally involve uses or development for which
review criteria are reasonably objective, requiring only limited
discretion. Impacts on nearby properties may be associated with

F ASharediCurreniPlanningWUSERS\ROSSViwndatalstat reporis\12.185-AMP.doc
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these uses which may necessitate imposition of specific
conditions of approval to minimize those impacts or ensure
compliance with this code
STAFF: This request is being processed via the Type Il procedure as required by CDC
501-8.5.B.4.a.
207-5 Conditions of Approval
207-5.1 The Review Authority may impose conditions on any Type Il or
11l development approval. Such conditions shall be designed to
protect the public from potential adverse impacts of the
proposed use or development or to fulfill any identified need for
public services within the impact area of the proposed
development. Conditions shall not restrict densities to less
than that authorized by the development standards of this
Code. '
STAFF: Conditions of approval will be imposed as necessary to ensure compliance

with the standards of the Code and other County regulations and to
litigate any adverse impacts the proposal may have on the surrounding
area.

2. Article 1ll, Land Use Districts:
Section 305 R-15 District {(Residential 15 Units Per Acre)

STAFF: The site is currently designated R-15. The purpose of this application is to

determine the feasibility of an access location for the site based on the Access

anagement Criteria of CDC 501-8.5.C.3. As noted previously in this report, the
applicant has submitted a request for a Plan Amendment to change the land use
designation of the subject property from R-15 Residential to Community
Business District. The assumptions for the Traffic Impact Analysis were based
on a reasonably typical development pattern for properties in the Community
Business District. Because the Plan Amendment has yet to be adjudicated, the
current plan designation continues to apply. However, as this request is
specifically associated with vehicular access, none of the standards of the R-15
District apply to this request.

3. Article 1V, Development Standards:
Section 404 Master Planning

STAFF: e Master Planning section describes the site plans required for review of
development proposals. Development of the property will not be approved until
e applicant has received Plan Amendment approval and an application for
Land Development is submitted. The purpose of the request is to approve the
feasibility of an access location. Given the limited scope of review, the plans
submitted and contained within the casefile are adequate.

FAShared\CurrentPlanninglUSERSIROS SViwpdatalstatf reporisi12-185-AMP doc
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Page 4

4, Article V, Public Facilities and Services

Section 501-8.5 Access to County and Public Roads

All developments shall have legal access to a County or public road. Except for
interim access as provided in Section 501-8.5 E. [Interim Access], access onto
any County road in the unincorporated or incorporated urban area shall be
permitted only upon issuance of an access permit upon demonstration of
compliance with the provisions of the County road standards and the standards
of Section 501.

A. Roadway Access

" See following access diagram where R/W = Right-of-Way; and P.|. = Point-of-
Intersection where P.I. shall be located based upon a 90 degree angle of
intersection between ultimate right-of-way lines.

(1)
(2)

(3

Z

(%

W  ow w w,.
412 5|% HE T
S il a2
-
.l g gz
Ww u
U < < < 2
e gE S SEEF o
< 0 < \® 0 <
wle wlm miw wlm
5 g 4
12 2L mmmum 2 ¢
< < <
| DRIVEWAY SPAGING ’l l
R/W LINE ' A
G P.C. N e . Py
POINT "A®  POINT *p* POINT *c* POINTC POINT “C" POINT *C PO)NT g POINT "A”

Minimum nght—of-way radius at intersections shall confonn to the County
Road Standards.

All minimum distances stated in' the following sections shall be governed by
sight distance requirements according to County Road Standards.

All minimum distances stated in the following sections shall be measured to
the nearest easement line of the access or edge of travel lane of the
access on both sides of the road.

All minimum distances between accesses shall be measured from existing
or -approved accesses on both sides of the road.

Minimum spacing between driveways shall be measured from Pomt "C”t
Point “C” as shown below:

B. Roadway Access:

FAShared\Current| ing\USERSIROSSVIwp:

reports\12-185-AMP doc
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No use will be permitted to have direct access to a street or road except as
specified below; or as provided in Section 501-8.5.E (Interim Access). Access
spacing shall be measured from existing or approved accesses on either side of
a street or road.
(4) Artenals
Direct access to arterial roads shall be from collector or other arterial
streets. Exceptions for local streets and private accesses may be allowed
through a Type Il process$ when collector access is found to be unavailable
and impracticable by the Director. Access to arterials shall comply with
the following standards:
(a) Arterials
Direct access to an artenal will be permitted provided that Point ‘A’ of
such access is more than six hundred (600) feet from any intersection
Point ‘A’ or other access to that minor arterial (Point 'C’).
STAFF: As noted previously in this report, the proposed accesses to SW Farmington

Road and SW 185™ Avenue do not meet the 600 foot access spacing
requirement and do not meet the requirement that access to an arterial be only
from a collector or arterial. Access to a collector is currently unavailable to this
site so the desired access hierarchy can not be met.

C. Exception to Access Critena

(1) Alternate points of access may be allowed if an access management plan
which maintains the classified function and integrity of the applicable facility
is reviewed and approved by the Review Authority after considering the
applicant’s compliance with this Article.

(2) An application for an Access Management Plan shall explain the need for
the modification and demonstrate that the modification maintains the
classified function and integrity of the facility. References to standards
or publications used to prepare the Access Management Application shall
be included with the application.

(3) An access management plan shall address the safety and operational
problems which would be encountered should a modification to the access
spacing standards be granted. An access management plan shall be
prepared and certified by a traffic or civil engineer registered in the State of
Oregon. An access management plan shall at minimum contain the following:

(a) The minimum study area shall include the length of the site’s frontage
plus the distance of the applicable access spacing standard, as set
forth in Section 501-8.5 B., measured from the property lines or access
point(s), whichever is greater. For example, a property with 500 feet of
frontage on a minor arterial (required 600 foot access spacing standard)
shall have a minimum study area which is 1,700 feet in length.

FASharedCurreniPlanning\USERS\ROSSViwpdatalstal reponisi12-185-AMP doc
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(b) The access management plan shall address the potential safety and
operational problems associated with the proposed access point. The
access management plan shall review both existing and future access
for all properties within the study area as defined above.

(c) The access management plan shall include a comparison of all .
alternatives examined. At a minimum, the access management plan
shall evaluate the proposed modification to the access spacing
standard and the impacts of a plan utilizing the County standard for
access spacing. Specifically, the access management plan shall
identify any impacts on the operations and/or safety of the various
alternatives. '

(d) The access management plan shall include a list of improvements
and recommendations necessary to implement the proposed access
modification, specifically addressing all safety and operational
concerns identified.

(4) Notice for a proposed access management plan shall include all property
owners within the study area defined in 501-8.5 C. (3) (a).

STAFF: The Traffic Engineering Division has reviewed the applicant’s proposed Access
Management Plan. Traffic Engineering’s review is included in this report as
Attachment D. Their review concludes that the Access Management Plan will
maintain the classified function and integrity of SW Farmington Road and SW
185™ Avenue subject to the construction of certain transportation improvements
as identified in the Traffic Engineer's Memorandum.

E. Ordinance No. 524 - Uniform Road Improvement Standards:

STAFF: All required public improvements shall be designed and constructed in
' accordance with the approved road standards through the Facility Permit
process. The findings and recommendations for transportation standards are -
found in the Transportation Report, and are incorporated as findings herein.

IV. SUMMARY & CONCLUSION:

The applicant has requested approval of an Access Management Plan for access to SW
Farmington Road and SW 185™ Avenue. Traffic Engineering has reviewed the proposal and has
found that the Access Management Plan will maintain the classified function and integrity of SW
Farmington Road and SW 185™ Avenue subject to the improvements as outlined in the Traffic
Engineering Division Memorandum. Based on the findings in this report and the materials in the
casefile, this request for an Access Management Plan is hereby approved, subject to the
Conditions of Approval contained in Attachment B.

FAShared\CurrentPlanning SS reports\12-185-AMP doc
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Attachment D

WASHINGTON COUNTY, OREGON

% Department of Land Use and Transportation, Engineering/Surveying Division
~ 1400 SW Wainut St., MS 17A, Hillsboro, Oregon 97123

(503) 846-7900 - FAX: (503) 846-7910

DATE: July 23, 2012
TO: Ross Van Loo, Senior Planner
FROM: Jinde Zhu, P.E., Traffic Engineer
CcC: Assurances, Gary Stockhoff, Traffic Analysis File #1494, C/File
RE: REVIEW OF PROPOSED ACCESS MANAGEMENT PLAN
FARMINGTON/185™ SITE
WASHINGTON COUNTY

This report examines the submitted Access Management Plan conducted for the
Farmington/185" site development, which consists of a 14,550 square foot pharmacy and a 3,000
square foot fast food restaurant. The site is located on the southeast corner of the intersection of
SW Farmington Road and SW 185" Avenue in Washington County. Currently there are three
residential dwelling units on the subject site, which will be removed with the proposed

dev.  ment. One access driveway (right-in/right-out/lefi-in) is proposed on SW Farmington
Roa ‘he final location of this access will be either located approximately 200 feet east of the
intersection of SW Farmington Road/SW 185" Avenue, or directly across from the existing
Coin-Op Laun y/US Bank access. This proposed site access will be shared with the existing
church to the east and will replace the existing access which serves the church. Two accesses are
proposed on SW 185" Avenue with the north access (right-in/right-out/left-in) located directly
across from the existing access to Buddies Sports Bar and an outbound only access located along
the site south property boundary. Both SW Farmington Road and SW 185™ Avenue are
classified as an arterial by Washington County with a required minimum access spacing of 600
feet, and the access spacing between the proposed accesses on both SW Farmington Road and
SW 185" Avenue and the existing accesses/streets falls below this county access spacing
requirement. This submitted Access Management Plan is intended to fulfill the requirements of
Was ngton County CDC Section 501-8.5C “Exception to Access Criteria”.

The Access Management Plan analysis is contained in the report, “ACCESS MANAGEMENT
PLAN, FARMINGTON/185™ SITE DEVELOPMENT, ALOHA, OREGON”, Group
Mackenzie, May 30, 2012. The findings and recommendations given below are based, in part,
on information rovided in the Access Management Plan.
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It should be noted here that SW Farmington Road is under ODOT jurisdiction. This traffic staff

report addresses the SW Farmington Road access only to meet the Washington County CDC
requirements. The applicant needs to apply for ODOT final approval of any site access on SW
Farmington Road.

FINDINGS:

Section 501-8.5C (1) Alternate points of access may be allowed if an access management plan
which maintains the classified function and integrity of the applicable facility is reviewed and
« oroved by the Review Authority after considering the applicant's compliance with this Article.

The submitted Access Management Plan proposes an access on SW Farmington Road and two
accesses on SW 185" Avenue. The submitted Access Management Plan addressed the traffic

impact of the proposed development.

Section 501-8.5C (2) An application for an Access Management Plan shall explain the need for
the modification and demonstrate that the modification maintains the classified function and
integrity of the facility. References to standards or publications used to prepare the Access
Management Application shall be included with the application.

The access spacing standard for both SW Farmington Road and SW 185% Avenue, Arterial, is
600 feet. None of the proposed accesses meet the access spacing standard. The submltted plan
concludes that the proposed accesses on both SW Farmington Road and SW 185" Avenue will
maintain the classified function and integrity of SW Farmington Road and SW 185" Avenue as
an arterial.

Section 501-8.5C (3) An access management plan shall address the safety and operational
problems which would be encountered should a modification to the access spacing standards be
granted. An access management plan shall be prepared and certified by a traffic or civil
engineer registered in the State of Oregon. An access management plan shall at minimum
contain the following: '

(a) The minimum study area shall include the length of the site’s frontage plus the distance of
the applicable access spacing standard, as set forth in Section 501-8.5B, measured from the

property lines or access point(s), whichever is greater. For example, a property with 500 feet of
frontage on an arterial (required 600 foot access spacing standard) shall have a minimum study

-+ area which is 1,700 feet in length.

The proposed Access Management Plan has been certified by a registered engineer in the state of
Oregon. The study area in the plan extends from the proposed access on SW Farmington Road
to a point approximately 600 feet east and 600 feet west of the proposed development property
line and from the proposed accesses on SW 185™ Avenue to a point approximately 600 feet north
and 600 feet south of the proposed development property line.

(b) The access management plan shall address the potential safety and operational problems
associated with the proposed access point. The access management plan shall review both
existing and future access for all properties within the study area as defined above.
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e Efeport ¢ ulated that the proposed site will generate 187 and 252 total trips during the AM
peak hour ar  PM peak hour respectively.

The report determined that the proposed access to SW Farmington Road will be restricted to
right-in/right-out/left-in only access. The location of this proposed access will be located either
approximately 200 feet east of the intersection of SW Farmington Road/185" Avenue or directly
across from the existing access to Coin-Op Laundry and US Bank.

The report determined that two access driveways are needed on SW 185" Avenue to serve the
site especially trucks. The northern driveway on SW 185" Avenue is located directly across
from the Buddies Sports Bar access. This access will be restricted to right-in/right-out/left-in
only access. 1e southern access, located along the south property boundary, is also needed to
provide outb nd access from the site.

The report determined that all the access/intersections within the influence area are expected to
operate atan  :eptable level of service during the weekday peak hours.

(c) The access management plan shall include a comparison of all alternatives examined. At
a minimum, the access management plan shall evaluate the proposed modification to the

access spacing standard and the impacts of a plan utilizing the County standard for access
spacing. Spe cally, the access management plan shall identify any impacts on the operations
and/or safety  the various alternatives.

The Access Management Plan did net evaluate other feasible locations to locate the driveway
accesses on e :r SW Farmington Road or SW 185™ Avenue to meet the county access spacing
standards because there is no alternative access to the site on either SW Farmington Road or SW
185" which can meet the county access spacing standards.

(d)  The access management plan shall include a list of improvements and recommendations
necessary to. lement the proposed access modification, specifically addressing all safety and
operational ¢ erns identified. :

The submitted Access Management Plan recommended the following traffic/street
improvements, as summarized in the following section.

RECOMME )ATIONS:

The submittec  ccess Management Plan is projected to maintain the function and integrity of
SW Farmingt Road and SW 185™ Avenue subject to the following conditions:

1. Coord te with ODOT, determine the final location of the proposed access on SW
Farmington Road, and construct the access on SW Farmington Road as a right-in/right-out/left-
in only access. This site access will be shared with the existing church to the east. The existing
access to the ¢ irch shall be closed.

2. Consti  t the northern access on SW 185" Avenue as a right-in/right-out/left-in only
access:
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a. Construct a half pork-chop island and install a RIGHT TURN ONLY sign at the
proposed access. The design shall effectively restrict vehicle movements to right in/right
out/left in only. It is the applicant’s responsibility to ensure that the access restrictions
are adequate on SW 185™ Avenue to restrict movements to right-in/right-out/left in only.
Washington County will monitor the access to assure that it operates as a right-in/right-
out/left in intersection. If it is found that there are a significant number of violations of
the restricted turning movements or safety/operational problems arise, the applicant will
be responsible for assuring the safe operation of the driveway. This may require that the
applicant retrofit additional traffic control devices to limit turning movements and/or
physical improvements to the roadway. All changes will be subject to Washington

~ County approval. If the retrofit(s) are unsuccessful the County reserves the right to
further limit and/or close the access.

3. Install DO NOT ENTER signs at the southern access on SW 185" Avenue to restrict the
access-to exit only access. '

4. Provide adequate intersection sight distance at all the proposed site accesses in
accordance with the Washington County Community Development Code.

5. Establish continuous two-way left turn lane striping on SW 185® Avenue from 50 feet
north of the Buddies Sports Bar access to 35 feet south of the access. Extend the storage length
of the northbound left turn lane on SW 185™ Avenue from the intersection with SW Farmington

Road to 160 feet.

6. Provide adequate illumination at both accesses on SW 185" Avenue. Adequate

umination shall consist of at least one 200 watt high pressure sodium cobra head luminaire
mounted at a minimum height of 20 feet on existing utility poles if available. The fixture shall
have a full-cutoff type III distribution. The pole shall be within the area defined by the radius
returns of the intersection. The fixture shall be oriented at 90 degrees to centerline of the
collector or arterial. For intersections of collectors with arterials, or arterials with arterials, the
luminaire fixture shall be installed at 90 degrees to the higher classified roadway. If the
intersecting roadways are of the same functional classification, the fixture may be oriented at 90
degrees to either roadway. If no existing utility poles are available within the intersection area
defined by the radius returns, the developer shall meet the requirements of the Department of
Land Use and Transportation Roadway Illumination Standards, latest revision. Illumination
provided within the proscribed intersection area shall be a minimum of 1.5 times the required
illumination level of the highest roadway classification at the intersection. Washington County
may require 1 mination in addition to the above-stated minimums. Direct technical questions
concerning this condition or the current Roadway Illumination Standards to Traffic Engineering,
at (503) 846-7950.

7. Close all the existing accesses on SW Farmington Road and SW 185™ Avenue, which
serve the existing site.

8. Provide access easement to the church to the east for both the proposed accesses on SW
185™ Avenue.

JZ:da
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WASHINGTON COUNTY ATTACHMENTE *
GION
g@% Dept. of Land Use & Transportation TYPE (”)
Ci t Pl Se
NN 150N, 17 Avenue, #350.13
Hillsboro, OR 97124
Oreco™ Ph. (503) 846-8761 Fax (503) 846-2908
http:/iwww.co.washington.or.us CASEFILE : 12-185-AMP
Appeal Information '

Aftached is a copy of the Land Use and Transportation Department's Review Authority
decision on this request for a Development Action.

Any person who is adversely affected or aggrieved, or who is entitled to written notice pursuant
to ORS 215.416(11) may appeal the decision by filing a written appeal.

Failure to file a petition for review with the Department of Land Use and Transportation
by 5:00 p.m. on the due date, wnth the fee specified in the Notice of Decision, shall be a

jurisdictional defect.

The decision, including conditions of approval, may be appealed and a public hearing held by
filing a signed petition for review (appeal) within twelve (12) calendar days of date written

notice is provided (date mailed).
APPEAL PERIOD: 08/01/12 (Date Mailed) to 4:00 p.m. on 08/13/12 (Appeal Due Date)

This decision will be final if an appeal is not filed by the due date.
The complete file is available at the County Department of Land Use and Transportation for
review. .
A petition for review (appeal) must contain the following:
1. The name Qf the applicant and the County case file number;

2. The name and signature of each petitioner filing the petition for review (appeal).
If a group consisting of more than one person is filing a single petition for review,
one individual shall be designated as the group’s representative for all contact
with the Department. All Department communications regarding the petition,
including correspondence, shall be with this representative;

3. A statement of the interest of each petitioner;
4. The date the Notice of Decision was sent as specified in the notice (date mailed);
5. The nature of the decision and the specific ground for appeal. For applications

with multipie requests, specify the particular request(s) and/or specific conditions
of approval being appealed;

6. A statement listing the number of pages of the petition and that all pages are
present;

7. A statement setting forth the appeal fee as specified in the Notice of Decision;
and

8. The appropriate appeal fee of $250.%

For further appeal information, contact the Appeal Secretary at the Washington County
Department of Land Use and Transportation. Phone 503-846-8134.
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building facades will be avoided through the use of articulation expressed by variation in
materials as well as changes in material colors. Main entries and active business areas,
with code compliant glazing, will be placed toward the right-of-ways; increasing visibility
and safety for patrons on-site as well as providing “eyes on the street” visibility from
within the development. With public areas presented towards the streets, utilitari

functions for each building will be located way from the right-of-ways and appropriately
screened increasing vehicular an pedestrian safety as we as improving site aesthetics.

Parking for the development will meet many of the principles for the TO:RC district.
Parking has been designed to be unobtrusive, use appropriate screening and landscaping,
clearly define vehicular areas and minimize vehicular and pedestrian interaction to
improve safety. Patron parking will be separated from both loading areas and drive-
throughs by placing them on opposite sides of the buildings to further improve on-site
safety.

None of the proposed site elements are required by the CBD zone, but Seven Hills has
volunteered to incorporate these transit, pedestrian and design features into the project.
To insure that the site is developed with the features envisioned by the applicant, Seven
Hills requests that a condition of approval be imposed upon the plan amendment that
requires the site to be developed in compliance with the TO:RC approval criteria listed on
the attached table, which updates and replaces Exhibit 8 of the application.

We identified the TO:RC approval criteria that have been requested to apply to the site by
designing the best possible development that balances transit, pedestrian and vehicles.
We then analyzed all of the TO:RC approval criteria and determined which standards could
be met on the site, and which standards were not attainable or not applicable. This letter
summarizes the TO:RC standards that will apply to the site and an identification and
explanation of those that cannot be met on the site.

TO:RC Development Standards Proposed for the Site

The TO:RC standards that are requested to be applicable to the site emphasize pedestrian
orientation and aesthetics through a variety of standards, including circulation system
design, emphasis on building facades, the provision of open space and enhanced lighting
and landscaping. As described above, illustrated in Exhibit 3b and sted on the attached
table (which updates and replaces Exhibit 8 to the application), Seven Hills request the
following TO:RC development standards be conditioned.

e 375-7 Development Limitations for Permitted Uses in Transit Oriented Districts, 23.b
(accessory outdoor seating)

» 431-1 Transit Oriented Design Principles, Standards and Guidelines, Intent and
Purpose

» 431-4.2.D Circulation System Design, Design Standards 10 (circulation design) and
11 (pedestrian crossings)

e 431-5.1.B Streetscapes for Pedestrians, Standards 2 (street trees), 3 (underground
utilities), 4 (minimum sidewalk widths) and 6 (pedestrian scale lighting

» 431-5.2.B Building Entrance Standards 5 (minimum lighting ¢ ), 6 (main
entrance open during business hours) and 7 (sheltered entries)

e 431-5.3.B Building Facades Standards 1 (ground floor windows), 2 (transparent
windows), 3 (minimum window areas), 6 (articulation), 7 (change in materials), 8
(durable quality materials), 9 (exterior lighting), and 10 (utilitarian functions
screening)

¢ 431-6.1.B Parking Area Standard 2 (setback)

79648-0001/LEGAL24178330.1 ?



Exhibit G
12-222-PA
Page 3 of 13

» 431-6.2.B Parking Area Design Standards 3 (perimeter landscaping), 4 (minimum
parking landscape area), and 5 (cross property access)

e 431-7.1.B Common Open Space Standards 1 (common open space)

» 431-7.2.B Common Open Space Standards 1 (maintaining common open space), 2
(minimum size of common open space) and 4 (percentage of ¢ 1mon open space)

» 431-7.3.B Open Space Design Standards 1 (amenities), 3 (lighting) and 5
(encroachments)

» 431-9.2 Landscaping Standards: minimum required area

* 431-10.2 Water Quantity/Quality Facilities Standards: location of non-vaulted
systems

e 431-11.2 Signs

e 431-11.3 Exceptions to Sections 414-1 and 414-2 A (maximum area of facade
mounted signs), B1 and B2 (ground mounted monument standards) and C
(prohibited signs)

TO:RC Development Standards that are Not Applicable to the Site

TO:RC approval criteria that are not applicable to the site were ex 1ded. For example,
CDC 431-4.2.C includes design standards for blocks and E. includes standards for new
street connections; both were excluded because the site is not a full block and no new
street connections are proposed. The following standards are not applicable:

431-3 Definitions

431-4.2.C (Blocks), D(1)-(9) and (12)-(14) , and E (Circulation/Connections)
431-5.1.B Streetscapes for Pedestrians, Standards (5), (7)-(10)

431-5.2.B Building Entrances, Standards (2), (3) and (8)

431-5.3.B Building Facades, Standards (4), (5), (11) and (12)

431-6.1.B Parking Areas, Garages and Parking Structures Location, Standards (4),
and (5)

431-6.2.B Parking Areas and Garage Design, Standards (1), (2), (6)-(8)
431-7.1.B Common Open Space Standards (2)-(3) )
431-7.2.B Common Open Space Amount and Size Standards (3) and (5)
431-7.3.B Common Open Space Design Standards (2) and (4)

431-8 Transitions in Density

431-11.2. Sign Standards (B) (residential)

431-12 Peterkort Station Area Design Standards

» ¢ & 6 & &

¢ & & & v = B

TO:RC Development Standards that are NOT Proposed for the Site

While the project meets all of the principals for the TO:RC zone, for the reasons explained
below, the following specific standards cannot be met and are therefore not requested to
be imposed as conditions of approval:

e 375-8 Dimensional Requirements for Transit Oriented Districts

e 375-9 Density Requirements for Transit Oriented Districts

e 431-5.1.B standard 1 (frontage requirements) requires that a specific percentage
of street frontage (50%) be occupied by building and 11 (building compatibility)

» 431-5.2.B(1) and (4) (Building Entrances), prohibits having a building entrance
separated from the street by a vehicle area.

» 431-6.1.B Parking Area Standards 1 and 3 (location of parking area)’

e 431-6.2.B Parking Area Design Standard 4(a)
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Many of the standards that are not suggested as conditions discourage vehicle areas
between a building and the street. It is not possible to attain this design objective on the
site and still provide the vehicle circulation areas that are necessary for the success of the
project, and also provide the proposed pedestrian amenities (i.e., the open space plaza).
The proposed project will adhere to the CBD allowed setbacks and place the buildings back
from the street frontage. The design will still meet the TO:RC principles and intents by
placing the active portions of the buildings, main entry and windowed facades toward the

. streets. Direct, clearly marked pedestrian walkways will connect the right-of-way to these
areas. The frontage on SE Farmington will retain the active and engaging pedestrian
environment intended by the code through several large pedestrian plazas and the
colonnade representation of building wall.

Section 431-6.1.B, Parking Area Standards 1 and 3 (surface parl g locations), do not
allow off-street parking between a building and street or within 40 feet of a corner. The
proposed project will place parking to the side of both buildings; however, will include
parking in front of the pharmacy, between the building and the street and within 40 feet
of the corner. To increase on-site vehicular and pedestrian safety, parking and pedestrian
areas were separated from the main vehicular drive aisle through site, drive-through
traffic and loading areas. This provides the parking to the street side and front of the
building allowing for the utilitarian functions to be placed interior to the site. Due to the
sites narrow configuration this increased safety separation could not be adequately
provided with both areas interior to the site.

Section 375-9 Density Requirements specify a minimum F.A.R. of .25. The proposed
project will provide less than the required TO:RC F.A.R. in order to provide the required
open space common areas, landscaping and pedestrian walkways required by the TO:RC
standards as well as minimum required parking.

Section 431-6.2.B Parking Area Design Standard 4a (curbs and bumpers) prevents
bumper overhang of landscape and walkway areas through the use of wheel stops. The
proposed plan will include perimeter parking curbs and raised sidewalks, however,
independent wheel stops will not be provided due to narrow site dimension, 20 foot right
of way dedication and their impediment to easy cleaning of parking areas.

We have also suggested that Section 431-5.1.B standard (11) not apply because it
requires individual buildings to be compatible with neighbors. Because the surrounding
properties are not zoned transit oriented and the existing buildings have not been subject
to transit oriented design standards, it is not appropriate to require compatibility.

Potential Conflicts in CDB and TO:RC Standards Applicable to the Site

At this time, we do not anticipate that any of the TO:RC standards that we have requested
apply to the site will conflict with the CBD requirements. However, in case a conflict
arises in the future, we request that the conditions of approval specify that in the event of
a conflict between the requirements of the TO:RC section and requirements of the CBD
section, the requirements of the CBD section shall control, except any code provision
specific to Section 418-3 (Corner Vision), 421 (Floodplain and Drainage), 422 (Significant
Natural Resources) or 501-8.5 F. (Sight Distance).

The intent of the this project is to construct an aesthetically pleasing, highly functional and
safe urban development through the combination of the CBD and TO:RC development
standards as stated above; ensuring that the high quality development expected in
Washington County continues with this project. We therefore trust that the outlined
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conditions above will be to your satisfaction and look forward to your informed response in
the near future.

Sincerely,

BAY R PARPNE
il . Ruecker,

Principal

cc:  File

Dana Krawczuk - Perkins Coie

T9648-B00 1 LGAL2ITR330 5
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TRANSIT ORIENTED DISTRICTS
375-7 Development Limitations for Permitted Uses in Transit Oriented Districts

23.b. Accessory outdoor seating related to the principal eating or drinking establishment use
may be permitted, provided that the outdoor space is placed within a common open space.
Sidewalks may be utilized for accessory outdoor seating if they meet the unobstructed width
standards set forth in Section 4315.1B.(4) and approval is obtained from the Operations
Division Manager. In addition, the area devoted to the accessory outdoor seating does not
exceed:

1) an area greater than the equivalent of fifteen (15) percent of the dining, drinking,
or both floor area; or

(2) seven-hundred and fifty (750) square feet.

TOD PRINCIPALS, STANDARDS AND GUIDELINES
431-1 Intent and Purpose

The following design principles, standards and guidelines shall be applied to the review of all
development occurring in transit oriented districts, for those uses listed in Section 375.
Principles are the broad, fundamental rules upon which the standards and guidelines are based.
All Type Ill applications for development in transit oriented districts shall demonstrate
compliance with applicable principles and/or standards of this section. Standards are specific,
usually quantitative, rules which development applications must comply with if processed
through a Type | or Il procedure. Guidelines are advisory statements that should be considered
when designing a development in a transit oriented district, but are not mandatory. Because an
application for a development may vary from a standard in this Section when the application
demonstrates, through a Type lil process, compliance with the related design principle, a
variance or hardship variance pursuant to Section 435 shall not be granted from any standard in
this Section.

|431-4 Circulation System Design
431-4.1 Principals

A. Pedestrian routes in a transit oriented district shall, to the extent practicable, directly connect
major activity centers (concentrations of employment and households, major public buildings and
spaces, institutional uses and parks & common open spaces, and shopping areas) and transit
stops, particularly light rait stations;

B. Block dimensions and perimeters shall be at an urban rather than a suburban scale

C. Provide accessways and greenways, as needed, to supplement pedestrian routes along
pedestrian streets; and

D. Provide clearly marked and well-designed pedestrian street, driveway, loading area and surface
parking lot crossings

431-4.2 Standards
D. Design

(10) Whether publicly or privately owned, a pedestrian street, accessway or greenway shall
conform to the section design specified for its functional classification and remain accessible
to the public at all times
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(11) Pedestrian crossings of streets, driveways, surface parking lots and loading areas shalil
be designed to be consistent with the provisions of Section 408.10.3B. |n transit oriented
districts, striping alone is not an acceptable way to identify connections

431-5 Streetscapes for Pedestrians
431-5.1 Streetscapes - Transit Oriented Districts

B. Standards

(2) Street trees are required on all pedestrian streets with an average spacing of no more
than thirty (30) feet on center on both sides and two (2) to four (4) feet from back of curb.
Street trees shall not be spaced or located so as to result in a violation of Section 418-3.
Trees in the County right-of-way or in sidewalk easements shall be appraved by the County
as to size, quality, tree well design if applicable, and irrigation (see Section 407-7).

(3) All utility lines shall be underground but utility vault access lids may be located in the
sidewalk area, provided that they are flush with the sidewalk and provide for a safe
pedestrian walking surface during all types of weather

(4) Minimum sidewalk widths in Transit Oriented Districts shall be the widest identified by the
Washington County Uniform Road Improvement Design Standards for the adjacent Special
Area Street (as shown in the 2020 Transportation Plan, Figures 6 through 8), except for
Special Area Commercial Streets. Special Area Commercial Streets shall have sidewalks
that are a minimum of twelve (12) feet in width. On arterials within or adjacent to Transit
Oriented Districts and which are designated as ‘Boulevards’ on the Regional Street Design
Overlay Map in the 2020 Transportation Plan, the minimum sidewalk width shall be twelve
(12) feet (see Technical Appendix B-8 of the 2020 Transportation Plan for typical roadway
cross-sections).

(6) Pedestrian scale street lighting, such as that described in the county’s Pedestrian Design
Guidelines Booklet shall be provided along all pedestrian streets.

431-5.2 Building Entrances
The following principles and standards apply to building entrances in transit oriented districts:
A. Principles:

Provide for safe, convenient, direct and identifiable access for pedestrians between pedestrian
streets, accessways, transit facilities, and adjacent buildings.

B. Standards:

{5) Minimum lighting levels shall conform to the standards as set forth in Section 415-4.

(6) For non-residential buildings, or non-residential partions of mixed-use buildings, main
building entrances fronting on pedestrian streets shall remain open during normal business
hours for that building.

(7) All entries fronting a pedestrian route shall be sheltered with a minimum four (4) foot
overhang or shelter.

431-5.3 Building Facades
The following principles, standards and guidelines apply to building facades in transit oriented
districts:
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A. Principles:
(2) Developments shall be designed to encourage informal surveillance of pedestrian streets
and other public spaces by maximizing sight lines between the buildings and the pedestrian
street.

(3) Ensure compatible building designs along a pedestrian street through similar massing
(building facade height and width as weli as the space between buildings) and frontage
setbacks.

(4) Avoid building designs that result in a street frontage with a uniform design style, roof line
or facade treatment, which results in an uninteresting and unattractive pedestrian
environment.

(5) All new commercial, industrial, office, institutional, mixed use, and multifamily residential
buildings shall, on any facade facing a pedestrian route, incorporate discernible architectural
features, such as, but not limited to: cornices, bases, fenestration, fluted masonry, bays,
recesses, arcades, display windows, unique entry areas or other architectural treatments for
visual interest, to create community character and to promote a sense of pedestrian scale.
The overall design shall recognize that the simple relief provided by window cutouts or sills
on an otherwise flat facade, in and of itself, does not meet the requirements of this
subsection

(6) Lighting of a building facade shall be designed so that lighting complements the
architectural design. Lighting shall not draw inordinate attention to the building.

(7) All buildings, of any type, constructed within any transit oriented district, shall be
constructed with exterior building materials and finishes that are of high quality to convey an
impression of permanence and durability.

(8) To balance horizontal features on longer facades, vertical building elements shall be
emphasized

B. Standards:
(1) Ground floor windows shall be provided on building facades facing a
pedestrian route or common open space. Garage door windows shall not count towards
compliance with this standard
(2) Darkly tinted windows and mirrored windows that block two-way visibility are prohibited
as ground floor windows.

(3) Except as provided in Section 431-12, ground floor building facades along a pedestrian
street in the TO:RC or TO:BUS Districts must contain unobscured windows for at least fifty
(50) percent of the wall area and seventy-five (75) percent of the wall length within the first
ten (10) feet of wall height. Required windows shall allow views in to lobbies or similar areas
of activity, building entrances, or merchandise type displays. Lower window sills shall not be
more than three (3) feet above grade except where interior floor levels prohibit such
placement, in which case the lower window sill shall not be more than a maximum of four (4)
feet above the finished exterior grade.

(6) In all transit oriented districts, building frontages greater than two hundred (200) feet in
length along pedestrian routes shall break any flat, monolithic facade by including
architectural elements such as bay windows, recessed entrances, changes in materials, or
other articulation so as to provide pedestrian scale to the ground floor.
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(7) Except as provided in Section 431-12, building facades along a pedestrian route in the
TO:RC or TO:BUS Districts shall not have more than forty (40) linear feet of ground floor

wall area without a change in materials or an eight (8) inch minimum vertical or horizontal
wall relief.

(8) In all transit oriented districts, the exterior walls of building facades along pedestrian
routes shall be of suitable durable building materials including the following: stucco, stone,
terra-cotta, tile, cedar shakes and shingles, beveled or ship-lap or other narrow-course
horizontal boards or siding, vertical board & batten siding, articulated architectural concrete
masonry units (CMU), or similar materials which are low maintenance, weather resistant,
abrasion resistant and easy to clean. Prohibited building materials include the following:
Plain, smooth, untextured concrete; plain, smooth untextured concrete block; corrugated
metal; unarticulated board siding (e.g., T1-11 siding, plain plywood, sheet pressboard); and
similar quality, non-durable materials.

(9) No exterior lighting shall be provided above the second floor of buildings for the purpose
of highlighting the presence of the building, except for facade sign lighting.

(10) Buildings and sites shall be organized to group the utilitarian functions away from the
public view. Delivery and loading operations, mechanical equipment (HVAC), trash
compacting/collection, and other utility and service functions shalil be incorporated into the
overall design of the building(s) and the landscaping. The visual and acoustic impacts of
these functions, along with all wall or ground-mounted mechanical, electrical and
communications equipment shall be out of view from adjacent properties and public
pedestrian streets. Screening materials and landscape screens shall be architecturally
compatible with and not inferior to the principal materials of the building and primary
landscaping. The visual and acoustic aspects of roof-mounted equipment, vents and
chimneys shall be minimized by placing equipment behind parapets, within ar itectural
screening, roof-top landscaping, or by using other aesthetically pleasing methods of
screening and deadening the sound of such equipment.

431-6 Parking Areas, Garages and Parking Structures

431-6.1 Location

A. Principles:

Off-street surface parking lots shall be located to the side or rear of buildings, other than
single family residences, that front on pedestrian streets where onstreetparking is allowed.
Parking at mid-block or behind buildings is preferred. Exceptions to this principle may be
appropriate for uses that require new buildings to be clustered near existing groups of
buildings located away from a pedestrian street, such as expansions of a campus
development.

B. Standards:

(2) Garages and off-street parking areas shall be set back at least five (5) feet
from adjacent primary building facades. ’

431-6.2 Parking Area and Garage Design:

A. Principles:

(1) Garages, parking structures and off-street surface parking areas shall be designed to be
as unobtrusive, and as attractive in appearance, as possible.
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(2) There shall be low bushes or a low wall or berm at the perimeter of surface parking lots
to reduce their visibility from the surrounding area. Barriers around the perimeter of a
parking lot shall not be so high, however, that it becomes a safety or security problem.

(3) Trees shall be used extensively at the perimeter and in the interior of surface parking lots
to break up large parking areas and provide shade

(4) Accessways through surface parking lots shall be clearly identified through the use of:
different paving materials, grade separation, or landscaping, pedestrian-scale lighting, and
be as short as practicable. .

B. Standards:

(3) Surface parking areas shall provide perimeter parking lot landscaping adjacent to a
pedestrian street which meets one of the following standards:

(a) A five (5) foot wide planting strip between the right-of-way and the parking area.
The planting strip may be pierced by pedestrianaccessible and vehicular
accessways. Planting strips shall be planted with an evergreen hedge. Hedges shall
be no less than thirty-six (36) inches or more than forty-two (42) inches in height at
maturity. Hedges and other landscaping shall be planted and maintained to afford
adequate sight distance for vehicles exiting the parking lot; or ’

(b) A solid decorative wall or fence thirty-six (36) inches to forty-two (42)

inches in height parallel to and not nearer than two (2) feet from the right-of-way line.
The area between the wall or fence and the pedestrian street line shall be
landscaped. The required wall or screening shall be designed to aliow for access to
the site and sidewalk by pedestrians and shall be constructed and maintained to
afford adequate sight distance as described above for vehicles exiting the parking
lot.

Perimeter landscaping shall not be required where two (2) parking lots using a
common driveway are joined by a common circulation aisle or other traffic area.
Landscaping may be reduced or eliminated adjacent to landscaped open space in
order to transition the open space landscaping into the parking area and afford better
access between the two areas.

(4) Surface parking areas shall provide interior landscaping which meets the following
standards:

(b) Landscaping shall be installed within planting bays, and in any other
area where parking stalls, circulation aisles, driveways, or pedestrian
movements would not be precluded by the landscaping. Landscaping
around and within surface parking areas shall not be less than ten

(10) percent of the total area of the parking area (see Section 407 for

(5) Except in residential areas, parking associated with new development shall
be designed to the extent practicable to connect with auto parking areas on
adjacent sites to eliminate the necessity of utilizing the pedestrian street for
parallel movements.
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I431-7 Common Open Space
431-7.1 Location
A. Principles:
(1) Common open spaces shall be located within walking distance of all those living, working

and shopping in transit oriented areas.
(2) Common open spaces shall be easily and safely accessed by pedestrians and bicyclists.

(3) For security purposes, common open spaces shall be visible from nearby residences,
stores, a pedestrian route and/or pedestrian street or offices.

(4) Common open space shall be available for both passive and active use by people of all
ages.

B. Standards:
(1) Common open space shall be located within all residential and all mixed residential/non-
residential developments with four or more dwelling units, as well as all non-residential
developments on sites exceeding one-half acre. Alternatively, common open space for a
development may be located within thirteen hundred (1,300) feet walking distance of the
development. However, if common open space for a residential development is located off-
site, it shall be unnecessary to cross an arterial street to gain access to the site.

|431-7.2 Amount and Size
A.F ciples:
{1) Common open spaces may vary in size depending on their function and location.
(2) The total amount of common open space provided in a transit oriented community shall
be adequate to meet the needs of those projected (at the time of build-out), to live, work,
shop and recreate there.

B. Standards:
(1) All residential developments of four (4) or more dwelling units, and all nonresidential
or mixed-use developments, shali be required to reserve, improve and establish
commitments to maintaining common open space.
(2) Any common open space shall be at least four hundred (400) square feet in area, and
shall be able to encompass a square area at least twenty (20) feet wide and twenty (20) feet
long.

(4) Common open space in a mixed use and non-residential devel ment shall equal at
least two (2) percent of the development site’s total acreage after netting out those portions
of the site within areas listed under CDC Section 300-3.1.

|431-7.3 Open Space Design
A. Principles:

(1) Common open spaces in transit oriented communities shall be designed to
accommodate a variety of activities and users ranging from active play by children to
passive contemplation by adults, but shall generally be able to accommodate a relatively
intensive level of use. They shall be pedestrian friendly,with amenities such as benches,
directional signs, water fountains, and good lighting. They shall be attractive and interesting,
with good landscaping and possibly public art or a water feature. And they shall be safe
places to be at any time of day.
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B. Standards:
(1) Common open spaces shall include at least two (2) of the follo 1g
improvements:
(a) A bench or benches for seating;
(b) Public art such as a statue;
(c) A water feature such as a fountain;
(d) A children’s play structure including a swing and a slide;
(e) A gazebo;
(f) Picnic tables with a barbecue;
(g9) An indoor or outdoor sports court for one or more of the following:
tennis, basketball, volleyball, badminton, racquetball, handball/paddieball; or
(h) An indoor or outdoor swimming and/or wading pool suitable for children to use.

(3) For security purposes, all common open spaces shall be adequately
illuminated during hours of darkness.

(5) Common open spaces shall be free from all structural encroachments (i.e., roof
overhangs, awnings and other architectural features) of structures on
abutting properties.

{431-9 Landscaping
Well-designed and located landscaping can soften the edges of buildings and paving, add aesthetic
interest and generally increase the attractiveness of a community. The following principles, standards
and guidelines apply to landscaping in transit oriented districts.

431-9.1 Principles:
A. The size of the landscaped area on a development site in a transit-oriented community shall be
in inverse proportion to the density of development on the site.

B. Landscaping shall primarily be located to serve as a screen or buffer for or to soften the
appearance of unattractive structures or uses such as parking lots or large blank walls, or to
increase the attractiveness of common open spaces

431-9.2 Standards!
No minimum landscaping standard shall be set as a percentage of a development site.
Landscaping may be required, however, in conjunction with parking fot design (see Section 431-
6.2), building design or the provision of common open space.

431-9.3 Guidelines:
A. Stormwater detention facilities may be incorporated into landscapes (see Section 431-10.1).

|431-10 Water Quantity/Quality Facilities
Water quantity/quality facilities are necessary elements of the urban landscape in Washington County,
but their location and appearance can influence the attractiveness of a community. The following
principles and standards apply to water quantity/quality facilities in transit oriented districts.

431-10.1 Principles:
Stormwater detention and treatment facilities shall be integrated into the design of a development
site and, if visible, shall appear as a component of the landscape rather than as a utility element. If
practicable and acceptable by to the Clean Water Services, such facilities shall be consolidated to
serve multiple developments in a location away from the center of the community.
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431-10.2 Standards:

Non-vaulted surface stormwater detention and/or treatment facilities shall not be located between
a pedestrian street and the front of an adjacent building.

131-11 Signs

The pri  oles and standards of Sections 431-11.1 and 431-11.2 below shall apply to ail permitted
signage within transit oriented districts. Exceptions to these standards are designated in Section 431-
11.3.

431-11.1 Principles:

A. Signs in transit oriented district communities shall be located and scaled to the function of the
pe strian street on which they front.

B. Signs within any transit-oriented district shall be consistent with the visual quality and aesthetics
of the surrounding neighborhood.

C. Signage must be of high quality in design and materials.

D. Signage shall be consistent throughout a development.

E. Jnage attached to a building shall complement the building’s character (e.g., wall signs shall
avoid covering building columns).

431-11.2 Standards:

A. In the TO:BUS and TO:RC Districts, the standards of Article IV - Section 414-2 shall apply,
except as noted in Section 431-11.3.

431-11.3 Exceptions to Sections 414-1 and 414-2

A. Fagade-mounted, non-residential signs shall not exceed five (5) percent of the area of the
fagade upon which it is mounted, up to a maximum of two hundred (200) square feet per fagade or
four hundred (400) square feet per building.

B. Ground-mounted monuments or site entry markers up to fifteen (15) feet in height may be
approved subject to the following:

(1) Total area and volume of the portion of the monument or marker incorporating sign
letters shall not exceed forty-five (45) square feet or ninety (90) cubic feet; and

(2) Position of the monument or marker shall not obscure roadway visibility or result in
potential traffic hazard(s) as may be determined by the County Engineer.

C. Prohibited signs:

(1) Free-standing signs (e.g., pole-mounted signs) as defined in Section 106193.4;
(2) Signs with moving or flashing lights;
(3) Signs with exposed electrical conduits, ballast boxes, or other equipment;

(4) Signs incorporating audible or odor-producing elements;

(5) Roof-mounted signs; and

(6) Other signs prohibited under Article IV Section 414.
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