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Fax (503) 378-5518
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NOTICE OF ADOPTED AMENDMENT g
09/30/2013
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Forest Grove Plan Amendment
DLCD File Number 002-13

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
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, October 15, 2013

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
Noatification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: James Reitz, City of Forest Grove
Gordon Howard, DLCD Urban Planning Specialist
Anne Debbaut, DLCD Regional Representative
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ORDINANCE NO._2013-10
ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE CITY OF FOREST GROVE TO
REZONE CERTAIN TRACTS OF LAND FROM RMH (MULTIPLE-FAMILY (HIGH} RESIDENTIAL)
TO INST (INSTITUTIONAL) FOR 1809 MAPLE STREET, WASHINGTON COUNTY TAX LOT
NOS. 1S3-5BB-3800 and 3801; FILE NO. ZNC-13-00808

WHEREAS, the City received a request from the properly owner to change the zoning of the
Tuality Hospital site at 1809 Maple Streetl from RMH (Multifamily (High) Residential) o INST
{Institutional), and

WHEREAS, the proposed zone district of INST is consistent with and implements the Semi-
Public Comprehensive Plan designation applicable to the subject property; and

WHEREAS, nofice of the proposed zone change was mailed to the Department of Land
Conservation and Development on April 12, 2013, pursuant to ORS 187.610; and

WHEREAS, notice of the Planning Commission hearing was mailed to property owners and
residents within 300 feet of the site on June 24, 2013, and published in the Foresf Grove News-
Times on July 10, 2013; and

WHEREAS, the Planning Commissicn held its public hearing on July 15 2013, and
recommended approval of the zone change from RMH to INST; and

WHEREAS, notice of the City Council hearing was mailed to affected parties on August 1,
2013, and published in the Forest Grove News-Times on August 7, 2013; and

WHEREAS, the proposed amendment te the Official Zoning Map complies with the review
criteria contained in Forest Grove Development Code Section 10.2.770.

NOW, THEREFORE, THE CITY OF FOREST GROVE ORDAINS AS FOLLOWS:
SECTION 1. The City of Forest Grove City Councit hereby approves amending the Official
Zoning Map for tracts of land depicted on the attached map (Exhibit B), designating 1809 Maple
Street, known as Washington County Tax Lots 153-5BB-3800 and 3801, as INST {Institutional).
SECTION 2. The Findings and Conclusions attached as Exhibit A are hereby adopted.
SECTION 3. This ordinance is effective 30 days following its enactment by City Council.
PRESENTED AND PASSED the first reading the 12" day of August, 2013,

PASSED the second reading the " day of September, 2013.

Anna D. Ruggles, City %ecoi%%g
APPROVED by the Mayor this 8" day of September, 2013.

Peter B. Truax, Mayor




ORDINANCE NO. 2013-10
EXHIBIT A
City Council Findings

Development Code Section 10.2.770 Zone Change Review Criteria

A The zone change is consistent with the Comprehensive Plan Map. When the Comprehensive Flan has
more than one implementing zone as shown on the Correspondence Table in Article 3, it must be shown
that the proposed zone is the most apprepriate, laking into consideration the purposes ¢t each zone and
the zoning pattem of surrounding land.

Finding: The recommended zaning designation for the Tualily Hospital site is consistent with the
Comprehensive Plan map. The Comprehensive Pian designation is Semi-Public. The Semi-Public plan
designation allows churches, cemeteries, colleges, nursing homes, and hospitals. The proposed zone is
Institutional {INST). The Instilulional zone allows for medical centers, defined by Development Code
Seclion 10.12.130(E) as “faciklies providing inpalient, oulpatient and emergency and related ancillary
services 1o lhe sick and infirm.”

B. The zone change is consisten! wilh relevant goals and policies of the Comprehensive Plan, as idenlified by
the Director.

Based on the nature of the application the Director finds thal the relevant goals and poiicies of the
Comprehensive Plan including: Citizen Paricipalion; Land Use; Housing, and Public Facilities and Services
- Health Care Services.

Citizen Participation

1. Encourage and facililate cilizen involvement and inler-agency coordinalion in the development,
implementation and updating of the comprehensive pian.

Finding: Opportunities for public involvement are provided through the pubiic hearing process. Public
hearings on zone changes are held with the planning commissicn and City Council. The Planning
Commission considers and recommends assignment of a City zoning designation to the subject
property. The City Council considers the Planning Commission’s zoning assignmenl recommendation.
The City Council adopts an ordinance adopling zoning designations.

Finding. Notice of the Planning Commission public hearing was provided to property owners and
residents within 300 feet of the subject propery on June 24, 2013, Notice was also posted at City Hall,
the Forest Grove Community Auditorium and Forest Grove Library, and was published in the Forest
Grove News Times on July 10, 2013. Nofice of the Cily Council heanng was mailed to affected parties
on August 1, 2013, posted at City Hall, the Forest Grove Community Audilorium and Forest Grove
Library, and published in the Forest Grove News-Times on Auguslt 7, 2013,

Ordinance No. 2013-10
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Land Use

1.

Adopl! land use map designations for all land use calegories based on ihe findings, goals and policies
in the Comprehensive Pian, Where redevelopment of an exisling residential neighborhood is deemed
necessary to accommodate other uses, standards shall allow mixing of uses when combined with the
appropriate plan review for setbacks, screening, landscaping and compalibility with existing residential
uses.

Finding: The Forest Grove Development Code implements this provision of the Comprehensive Plan.
Article 3 of the Development Code establishes permitted uses for land use designations.

Finding: The proposed zone designation for the Tuality Hospital site is INST. The INST zone is an
institutional zone whose purpose is to implement the Public and Semi-Public designations of the
Comprehensive Plan. The Institutional Zone is intended to serve larger institutional facilities such as
hospitals.

Housing

1.

Provide for an adequate supply of new hausing thus avoiding shortages and adverse impacts on price,
rents and choice of housing.

Finding: The existing Tualily Hospilal site is zoned RMH, which does not permit medical center uses.
The sile has been developed with the hospital since the early 1960s. The purpose of the zone change
fo INST is to facilitate the further development of medical center uses. Thus, rezoning of the site to
INST would have no practical effect on the supply of land for new housing.

Public Facilities and Services — Health Care Services

1.

(%]

Provide sufficient and suitable land for public and private institutional uses including hospilals, clinics,
and nursing homes.

Finding: The Tuality Hospital sile has been developed with the hospital since the early 1960s. The
purpose of the zone change to INST is {o faciiate the further development of medical center uses.

Provide sufficient and suitable land for professional offices including physicians, dentists, optometrisis,
etc.

Finding: The zone change of the Tuality Hospital site lo INST would facititate the ability to develop it
with medical professional offices, as those are not permitted uses under the current RMH zoning
designation.

Commercial and multi-family buffer zanes shall permit hospilals and nursing homes with standards for
screening, landscaping, parking and access through conditional use procedures to reduce conflic with
other uses.

Finding: Since the adoplion of this policy in 1980, Ihe City has adopled buffering requirements between
zones. New and expanding uses located in the INST zone district would be required to provide
buffering where adjacent to single- and multi-family residential zones, the Town Center, or industrial
zones.

Ordinance No. 2013-10
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rinding. New and expanding uses localed in the INST zone district would be required to provide a high
level of buffering when locaied adjacent to single- and multi-family residential zones, pursuant to DC
Seclion 10.8.425 Table 8-2 Buffer Malrix. The Tuality Hospital site abuts an R-7 zone to the south and
lhe RML zone to the easl. Uses erecled adjacen! to those zone boundaries would be required to install
buffering and screening in compliance with Bufler Malrix calegory "D", which includes a variety of
setback, landscaping, and wall, hedge and fence options.

C. The site is suitable for the proposed zone and lhere is a lack of approprialely designated allemative sites
wilhin the vicinity. The size of the vicinity will be determined on a case-by-case basis since the impacis of a
proposed zone and its polential uses vary. The factors o be considered in determining suitability are parcel
size and location.

Finding: The site is suilable, as evidenced by ihe fact thal il has been developed with Tuality Hospital since
lhe early 1960s. The purpose of the zone change to INST is fo facilitate the further development of medical
cenler uses.

O The zone change is consislent with the adopted Transportation System Plan. Development allowed by the
zone change will not substanfially impact the funclicnal classification or operation of transportation facilities,
or reduce the level of service of transporiation facilities below the minimum acceptable level identified in the
Transportation System Plan. To ensure proper review and mitigation, a traffic impact study may be required
for the proposed zone change if it may impact transporiation facilities.

Finding; The applicant submitled a traffic study prepared by Lancasler Engineering. The study area
included the eight parcels within the proposed master plan boundary, not jusl the parcels subject to this
zone change request. The study concluded that re-zoning of the two parcels would have no significant
effect on traffic generation in the area because 1) the sites are already developed with Tuality Hospilal, and
2) most study area intersections would continue 1o operale acceptably under all development scenarios
proposed; and 3) the two intersections that would be most impacted by adoption of the Tuality Hospital
Master Plan (Highway 47 al Quince Street and Highway 47 at Maple Street) would require miligation
whether the zone change is adopled or nol.

E Public facilities and services for water supply, sanitary waste disposal, storm water disposal, and police and
fire protection are capable of supporting the uses allowed by the zone. Adequacy of services is based on
the projected service demands of the sile and the ability of the public services to accommodate those
demands.

Finding: The site is within an established, developed portion of the community and as a result, ail City
services are currently available. As lhe sile is already developed with Tualily Hospital, rezoning of the site
from RMH to INST is not expecled lo have any malerial effecl on the emergency responses of either Ihe
Police or Fire departments.

F. The establishment of a zone district is nol subject lo the meeting of conditions.

Finding: No conditions are proposed.

Ordinance No. 2013-10
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ORDINANCE NO. 2013-09

ORDINANCE ADOPTING THE FOREST GROVE HEALTHCARE
DISTRICT MASTER PLAN, DATED JANUARY 25, 2013,
AS AMENDED BY THE CITY OF FOREST GROVE

WHEREAS, the City received a request from Tuality Healthcare to adopt a
master plan for the Tuality Hospital site and environs; and

WHEREAS, notice of the Planning Commission hearing was mailed to
property owners and residents within 300 feet of the site on June 24, 2013, and
published in the Forest Grove News-Times on July 10, 2013; and

WHEREAS, the Planning Commission held a public hearing on this
request on July 15, 2013, and recommended approval of the master plan with
revisions as shown in Exhibit 2 ; and

WHEREAS, notice of the City Council hearing was mailed to affected
parties on August 1, 2013, and published in the Forest Grove News-Times on
August 7, 2013; and

WHEREAS, the City Council held a duly-noticed Public Hearing on the
proposed master plan on August 12, 2013.

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

Section 1: The City of Forest Grove City Council does hereby adopt the
Forest Grove Healthcare District Master Plan as shown in Exhibit 1 and subject
to the revisions as shown in Exhibit 2, making the following specific findings in
support of this decision pursuant to Development Code Section 10.4.120:

A. The Master Plan Zone complies with the review criteria for a zone
change set forth in Section 10.2.770;

1. The zone change is consistent with the Comprehensive Plan Map.

Finding: The recommended zoning designation for the Tuality Hospital
site is consislent with the Comprehensive Plan map. The
Comprehensive Plan designation is Semi-Public. The Semi-Public plan
designation allows churches, cemeteries, colleges, nursing homes,
and hospitals. The proposed zone is Institutional (INST). The
Institutional zone allows for medical centers, defined by Development
Code Section 10.12.130(E) as “facilities providing inpatient, outpatient
and emergency and related ancillary services to the sick and infirm."
This criterion is met.



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

Finding: The master plan is consistent with the goals of Citizen
Participation, Land Use, Housing, and Public Facilities and Services —
Health Care Services as detailed in the Zone Change section below.

3. The site is suitable for the proposed zone and there is a lack of
appropriately designated alternative sites within the vicinity. The size of
the vicinity will be determined on a case-by-case basis since the
impacts of a proposed zone and its potential uses vary. The factors to
be considered in determining suitability are parcel size and location.

Finding: The area is suitable for a health care-centered master plan, as
evidenced by the fact that it has already been developed with Tuality
Hospital and several medical clinics and offices. The opt-in area would
potentially include other existing health care related facilities, including
a nursing home and a residential care facility. The remaining potential
opt-in sites are already zoned to allow health care facilities, including
medical centers and emergency services. This criterion is met.

4. The zone change is consistent with the adopted Transportation System
Plan. Development allowed by the zone change will not substantially
impact the functional classification or operation of transportation
facilities, or reduce the level of service of transportation facilities below
the minimum acceptable level identified in the Transportation System
Plan. To ensure proper review and mitigation, a traffic impact study
may be required for the proposed zone change if it may impact
transportation facilities.

Finding: The applicant submitted a traffic study prepared by Lancaster
Engineering. The study area included the eight parcels within the
proposed master plan boundary. The study concluded that adoption of
the master pians would have no significant effect on traffic generation
in the area because 1) most study area intersections would continue to
operate acceptably under all development scenarios proposed; and 2)
the two intersections that would be most impacted by adoption of the
Tuality Hospital Master Plan (Highway 47 at Quince Street and
Highway 47 at Maple Street) would require mitigation whether the
master plan is adopted or not. This criterion is met.

5. Public facilities and services for water supply, sanitary waste disposal,
storm water disposal, and police and fire protection are capable of
supporting the uses allowed by the zone. Adequacy of services is
based on the projected service demands of the site and the ability of
the public services to accommodate those demands.

Ordinance No. 2013-09
Page 2 of B



Finding: The site is within an established, developed portion of the
community and as a result, all City services are currently available.
Adoption of the master plan is not expected to have any material effect
on the City’s ability to provide public facilities and services. This
criterian is met,

The master plan provides adequate open space, landscaping,
circulation and parking to accommodate the planned uses;

Finding: The master plan would stipulate a minimum 15% landscaping and
open space over each parcel or aggregation of parcels under the same
ownership; would provide multiple vehicular and pedestrian connections
within the master plan area and to the adjoining public rights-of-way; and
would construct at least the off-street parking reguired by the
Development Code. This criterion is met.

The development and design standards ensure that adverse impacts
of the proposed development on the surrounding neighborhood and
community are addressed and mitigated,;

Finding: Buildings would be setback a minimum of 15 feet from any
residentially-zoned property. Building setbacks would be greater {(up to 80
feet} for the hospital and medical office buildings, which could be up to
four stories in height. Buffers would also be created along boundaries with
any residentially-zoned properties, in compliance with Development Code
standards and specifications.

There would be no significant compatibility issues associated with
adoption of the master plan, as adoption in and of itself would not resuit in
any material change in the noise, vibration, heat, glare, or traffic impacts
or other adverse impacts already associated with those uses.

The master plan ensures that no land will be used for any purpose
which creates or causes to created any public nuisance, including
but not limited to air, land, or water degradation, noise, glare, heat,
vibration or other conditions which may be injurious to public health,
safety and welfare; and

Finding: The surrounding neighborhood is developed with a variety of
uses: two residential care facilities, a nursing home, medical clinics,
Joseph Gale Elementary Schoot, and single-family homes. There would
be no significant compatibility issues associated with adoption of the
master plan, as adoption in and of itself would not result in any material
change in the noise, vibration, heat, glare, or traffic impacts already
associated with those uses.

COrdinance No. 2013-08
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E. The master plan complies with the purpose and requirements of the
Master Plan Zone.

Finding: The purpose of the Master Plan Zone is to “promote and facilitate
the coordinated development of larger-scale institutional facilities through
adoption of a master plan”. 1t is intended to provide an efficient framework
for the long-term development of institutional facilities or a comprehensive
review of development impacts, as well to ensure that impacts on adjacent
properties are addressed.

The proposed Healthcare District Master Plan would promote and facilitate
the coordinated development of a larger-scale institutionat facility (Tuality
Forest Grove Hospital) and existing nearby clinics and medical offices. It
would further promote coordinated development by creating an area such
that future health care providers could opt-in and be governed by these
master pian provisions. How redevelopment of the Tuality Hospital site
could be phased in over time has been identified, along with the potential
impacts of those improvements and how those would be mitigated. This
criterion has been met.

Section 2: This ordinance is effective 30 days following its enactment by the
City Council.

PRESENTED AND PASSED the first reading this 12" day of August,
2013

PASSED the second reading this 9" day of September, 2013.

Anna D. Ruggies, City R&o! rder

APPROVED by the Mayor this 9" day of September, 2013

Peter B. Truax, Mayor

Ordinance No. 2013-08
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ORDINANCE NO. 2013-09

EXHIBIT 1

Forest Grove Healthcare District Master Plan

Ordinance No. 2013-09
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Forest Grove
Healthcare District
Master Plan

Prepared on behalf of

Tuality Healthcare

Building i healthvier comnuity.

Submitied to the
City of Forest Grove, Oregon

January 25, 2013

CLARKYKJOS ARCHITECTS, LLC



Summary of Facts

This Master Plan was prepared for Tualfty Heafthcare in cooperation with
participating property owners:

Dr Maniyn Booth

Dr. lean Korchinski and David Noren

Dr. Peter Bours

Maple Street Clinig, LLC

Applicam: Steien Kraulscheid
Director of Fadllities & Propemes
Tuality Healthcare
235 SE 8th Avenue
Hillsboro, Cregon 97123
Telephona: 503-681-1087

Owner: Tuality Healthcare
335 SE 8™ Avenue
Hillsboro, Oregon 97123

Applicant’s Scort Combs
Represemative: Clark/Kjos Architects
333 NW Rfth Avenue

Portland, Oregon 97209
Telephona: 503-224-4848

Request: Master Plan Zone adogtion for Tuality For est Grave
Hospital properties and surrounding properties with
owner consent in the vicinity of Maple Street and
19" Avenuc as “Forest Grove Hegalth Districl”

Locatiore Properties north and south of 19 Avenue between
Maple and Oak Streets, and the current hospital
progerty at LROS Maple Street

Tax dectification: Map 1S 3W 5BA_ Tax Lot 2503
Map 1S 3W SBB, Tax Lows 204, 205, 206, 600, 3800
3801, 3802, and 3804
Map 15 3W SBC, Tax Lot 101

Area In Master Plan 12 73 zcres (not including public rights-of-way)
Boundary:

Current Zoning: Institutonal QNST), Community Cornmer dal (CC),
Mutti-F amily Residential Low Density (RWL), Multh-
Famiy Residential High Density (RMH), Sngle-
Famity Residerntial (R-10)

Master Plan Team

Architecture and
Planning:

Tradhc:

Land Use Attomey:

Tom Chrk and Scott Combs
Clark/¥)as Architects

333 NW Flfth Avenue
Partlang, Qregon 97209

Todd Mobley

iancaster Ergineering

321 SW Fourth Averue, Sute 400
Portiand, Oregon 97204

Davidd Noren, Attorney
217 East Main Street
Hillsboro, OR 97119
503-640-6321

and City of Forest Grove staft
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Forest Grove Health District Master Plan
OVERVIEW AND PURPOSE

Tuality Forest Grove Hospifal has been a pan of the City of Forest Grave since 1962, when a group of
doctors organited and financed canstruction of the First facility on its present site. Since that ime, the
haospital has provided essentral healthcare services to Lhe community and has served the population well

Over time, many clinics, care facilities and senior living eenters have located nearby lar convenience ol
doctors and patients and 1o take advantage of the available hospital services.

The original hospltal building, however, was built with few amenities and Iitie flexibility. (t was expanded
ovar the years, with a second patient room wing added in 1976, following the same approach of wtilitarian
construction and minimal provisions for future expansion.

Meanwhile, the delivery of healthcare itsell was changing from a hospital-based care system encouraging
overnlght stays for relatively minor allments, to an Increasingly outpatient-centered care system offaring a
myriad ol treatments using new technology and technigues but in a more clinic-like environment.
Qvernight hospital stays are now required only for patients with very acute or unstable conditions, Many
services and procedures that previously had been performed only in hospitals are now aHered In physician
offices and cutpatient medical facilities

Forest Grove Hosphal became part of Tuality Healthaare in 1982, and eventually many services praviously
oHfered in Forest Grove, such as Surgery and Obstetrics, were transitioned to more modern facilities with
greater operational efficiency at Tuallty’s main hospital in Hillshers, Forest Grave, however, has continued
to grow. At a current population of approximately 21,500 residents within the city, and with a service arsa
ineluding Gastan, Banks, Gales Creek, Cornellus, and surrounding areas, Tuality Forest Grove Hosphal must
grow to serve this increasing population. Given this projected continued growth, it will, in time, make
sense economically and for the convenience of many patients in Tuality's service area for Tuzlity 10 offer
more comprehensive services In & community hospltal in Forest Grove as part of Tuality's overall growth
strategy.

Recognizing this, the exesutive tearn at Tuallty Healthcare asked Clark/Kjos Architects LLC to develop a
Master Plan for the existing Tuality Forest Grove Hospltal site and surrounding propertles for incorporation
into the Clty of Forest Grove Developmen? Code as a2 Master Plan Overay Zone, This document, once
adopted, would ensure that growth of the hospital, heaithcare and compatible related uses are possible,
and define and shape development within the Master Plan area in the future. Rather than a specific
design ar building development progrom tled to certain trme penods, this document Is meant to be
conceplual and serve as a flexible framework 2nd “maximum envelope” for potential development as the
need arises.

Forest Grove Heallhcare Outriet Maser Plan

REGULATORY FRAMEWORX

This Master Plan is reviewed as an Overlay Zone amendment to the zoning map pursuant to Development
Code Section 10.4.100 through 10.4,135. 1t is processed by a Type iV legislative procedure. The review
criteria for the Master Plan Overlay Zone are sel forth in Section 10.4.120. These criteria are addressed in
the application, in the staff report, and in the findings adopted in support of the [inal decision on the
application. In general the criteria require that the Master Plan comply with review criterin for a 1ane
change: provide adequate open space, landscaping, circulation and parking to accommodate planned uses;
include development and design standards that address and mitigate adverse Impacts on the susrounding
neighborhood; avold public nuisances; and comply with the purposes of the Master Plan Zone,
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DESCRIPTION OF EXISTING CONDITIONS IN MASTER PLAN ZONE (as of November, 2011)

The Master Plan zone i currently composed of several distinct areas

»  North ol 18" Avenus, there |5 a teries af single story medical office bulldings with associated
parking. These clinic busldings are low profile and generaliy have little sireet precence Most ol
them are set back conuderably from the street or are obscured by heavy landscaping. These clinic
properties are roned Community Commercial, which wouid allow spmewhat higher densities with
smaller setbacks than the existing buildings.

= Southef 17" Avenue east of Maple Street is Tuality Forest Grove Hospital and Maple Steert Clinic
Allthough separately owned, they share a parking lot and their entrances face each other, They are
both one-story and are set back [rom the street somewhatl. Magple Sireet Clinic is zored
Community Commercial: the haspital, which was rened for hegh-density multi-famlly residential,
being rezoned 10 Institutional,

= Eastafthe hospital In the center of the block is a vacant grassy lot {zoned multi-lamily likc the
hospital}. Itis abutied by multi-family residential to the north and single-family residentia} to the
south and east. Access to this area is limited to a gap between houses along 17" Place and via
other properties facing 19" ar Manle.

All of these properties can be characterired as low-density and low-profile Looked at as a whale, the
praperties in the Master Plan boundary are underutilized when compared to pessible developmeant
allowed under current 200ing,

Generally speaking, surrounding roning {s Community Commercial to the nerth, Multi-F amily Residential 1o
the east, and Single-Famlly Residential to the south. Joseph Gale Elementary School is ancther prominent
structure in the neighborhood, just south and west across Maple Street.

This Master Plan designates an adjacent "0pt-in” area for properties to the north that have not been
included in the provisions of this Master Plan 1one al this time, but which may logically be included in the
future if certain conditions are met (as described on Page 3). The Opl-In area north of the Master Plan
Zone js currently low-scale highway-oriented commercial buildings of varying ages and conditlons, with
ample assoclatad parking. Uses include motels, a fast-food restaurant, mini-storage and commercial strip
retail. There is a row of older, one-story single-family houses along Qak Street an large parcels. Thera is
little cohesiveness or permanence in structures in the Opt-In area and no functional cr aesthetic
relationship to the medical uses to the seuth.

The Master Plan tone therefore sits in a transitionat area between active, commercial, larger-scale
structures, mid-scale multi-family structures, and senaller residennial homes on guieler streets

See Figure A for the Master Plan boundary and Opt-In area and Frgure 8 Tor existing roning within the zone
and /n the vicinity.
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The existing hospital property is approximately 190,552 square feet  The hospital lacility asell
approximately 47 B0 square feel. Mot mcluding parking areas, landscaping comprses approsimale’y 15%
of site area, primarily due 10 @ large grassy parcel 1o the past of the employee pariing area bebind the
hospital. Othar properties im the 8Master Man area also nave significant area devated to tar
ranging lrom about 25% {Magle Street Clinjc) to more than 60% (Forest Grove Madica! Plaga)

Tuality Forest Grove Hospital cutrently employs approximately 173 people in full ard part time cagacites
There are approximately 100 [ull-t:me equivalent employees, Due lo the hosphal's operations, employees
are on site 24 hours a day. Peak staffing occurs during normal working hours, with significantly reduced
staffing levels in evenings and weekends, Bul due 10 staggered schedules, stalf ardival and departure
1imes do not necessarily coinclde with standard peak traffic. Events at the hospital are generally smal!
meetings and classes for patient education and stalf training.

Aside from the hospila) proper, other current uses in the Master Plan zone employ approximately 40-50
people during normal husingss hours. Nong of these facilites hold major events that attract large
numbers of attendees at one time,

The existing parking o 1he hospital site has a capacity of approximately 114 vehicles, Parking for the
pubiic is located near the main entrance and emaergency department entrance. Parking for staff is iocated
behind the hospital 1o the north and northeasi. Service and delivery loading is located on the sourth side of
the hospital. Ambulances serve the building from the ambulance entrance facing Maple Street All
vehicular access to the haspital 5 from Maple Sireet, with an internal connestion to the adgcent Maple

Street Clinic parking (nt for eate «f circufatior and shared abiity to proyide overflow oarking

tn addition to hopital parking, other buddings within the Master Plan ite actammedate appraximately
150 off-streel parking spaces for wiaidor and stalf uae



Januzry 2%, 21013

CONCEPTS AND POLICIES
Master Plan Boundary

The Masler ?lan Boundary area encompasses mast of Lhe medical uses immediate to the hospital alang
19™ Avenue between Maple Street and Qak Streel. This vicinity already serves as a cohesive zone of
clinics, senicr care and the hospital. The hospital Itself is the cornerstone of healtheare and senior care
uses in the nelghborhood. By Including many of these propertles in the Master Plan, our goal i ta give
property owners predictabllity of neighboring uses, strengihen the healthcare focus in this area, and
enhance and encourage the interrelatlonshlps between structures. This Master Plan builds on the existing
development, reinforcing and enhancing that development into a stronger, distinct and flexible district tc
betler serve the community in the future,

Opt-in Area

we have designated an adjacent "Opt-in” area for properties to the north of the Master Plan area. The
proximity 10 the hospital and other healthcare-related facllities is an asset that could, H capitalized upon,
simultaneously contribute to the values of these properties, enhance the community image and raise the
profite of the healthcare district in Forest Grove. This "Qpi-In” area has not been included in this Master
Plan zone al this time, and therelore is not subject to its provislons, but individual properties may be
incorporated into this Master Plan In the future If certain conditions are met. Those conditlons include
written request by the property owner in accordance with a Type 11 Application, and either:

3] Ownership by an entity primarily dedicated Lo healthcare delivery, or

b} Propaosed redevelopment to healtheare-related use,
See Page 11 for a more specliic description of the Opt-In process.

Once "opted in” to the Master Plan zone, propenies will be subject to the Master Plan provisians Lhat
regulate development within this zone,

See Figure A for the Opt-in Area boundary.
£xisling uses inthe "opt-in” area are primartly highway-oriented commercial structures such as motels, a

drive-in restaurant, highway commerclal, mini-storage, and single-family homes on commercially-zoned
land.

Allowahle Uses

Allowed uses within the Master Piah 10ne are penerally a continuation of, rather than 3 significant
departure from, uses aliowed by underlylng zonlng. The exception s property occupled by the hospital,
For consistency with these allowable uses, ir conjunction with the Master Plan the ¢ity is adopting zone
changes to amend the base zone designatlons for Tuality Forest Grove Hosphtal to Instiutional.

See Figure { for underlying zoning incorporating the adopied zone changes described above,

Forest Grove llealthcare Dlstrict Master Plan

The Master Plan zane s divided into two areas with varying allowable uses, divided by 19™ Avenue

In general, allowable uses in the area south of 19" Avenue include higher-intensity healthcare facilities
such as medical centers, care centers, and assisted [hing centers, Commercial use such as retail and dining
will not be allowed on the current Tuality-owned hospital site due to its 2pning as 'nstitutional except as
accessory uses (such as the hosphtal cafeteria, espresso bar and gift shop}, Commercial uses, Including
¢climic and tare center [acilities, will continue to be allowed on the current site of the Maple Street Clinic.

North of 19° Avenue, the Master Plan continues 1o allow of a multilude of uses per the underlying
Corsrmunity Commercial zone, Including office, clinic, senior housing, retail, and dining establishments.
Since this area Is convenlent 10 hospital visltors and employees, as we!l as bordering properties aleng 2
major commercial arterial, development catening 10 hospital visitors and staff as well as the clty as a whole
is encouraged. But fNexibility in allowable uses will help ensure that this area will remaln vital and
maximite its potent/al as a center of activity 2nd business, which will bring visitars 1o the hospital vicinity
and broaden public awareness of this area’s place in the community.

Setbacks

In order far the Master Plan distrlct to work cohesively, divisions between properties within it should e
minimized, Including setbacks, Most of the properties within the Master Plan district were previously
allowed 10 have no setbacks [0 setbacks) under their former zoning.

Setbacks are required, however, belween the Master Plan district and adjacent Retidential-zoned
property. A minimum setback of 15" Is required adjacent Lo the R-7 single-family zoned properties to the
south and southeast, and a minimum setback of 5° Is required adjacent to the RML multi-family 2oned
properiy to the east. Bullding heighl restrictions in addition to these setback requirements will help te
ensyre thal negative Impacts on surrounding resldential-zoned properties are minimal.

See Figure D for setback reguirerments,

BuHers

In addition to the setbacks noted above, a 15 buMer is required where the Mastet Plan district properties
are adjacent 10 R-7 singla-lamily zoned properties Lo the south, The buffer area shall not include parking,
above-ground utilitles, or agcessory siructures. The buffer shall be tandscaped with shrubs and trees at 20
maximum spacing, with a fence or wal! providing visual screening at the property ine. The buffer area
may be used for on-site storm water retention or filtration. The buffer may averlap with any required
parking lot screening  Bufer requirements are shown an Figure £,
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Building Heights

Modern haspitals have greater HVAC and electrical requirements than almost any other building type.
Ductwork, mechanical equipment such as terminal units, piping, medical gas systems, electrical wiring,
data wiring, signal witing, and often pneumatic tubes all occupy interstitial spaces between the ceiiing and
the floor above. In addition, hospitals are subject 1o higher standacds for seismic and (ateral resistance
due to the fact that they provide essential services in case of natural disasters such as earthquakes or
severe storms. The structural system consequently can include deep beams and Jateral braces. which can
also occupy the same interstitial spaces. All of these services and requirements dictate that haspitals have
2 height between Noors that exceeds the standards for other types of bulldings. A Noor to floor height of
15" is considered a minimum standard in most new hospitals, and seme floor levels can be uo to 207 tall,
At the rooftop level, a standard air handling unit can often be twelve 1o filteen feet 1all. The City of Forest
Grove’s building helght limitation does not exempt roofiop air eguipment from the overall building height
calculation,

This Master Plan allows 2 maximum ultimate build-out for the hospital structure at four stories. In order
to accommodate four siories of hasplhal and rooftop air handling equipment, the maximum building
height in the south portion of the Master Plan zone 15 designated at gighty-tive feet {85, This would allow
one hospital level at 20 floor/Noor, three fevels at 17° Noor/Nloor, and a rooftop air handler at 147 tall, We
have designated the building height limit of 85° where the hospital is planned Lo be lacated. south of 19"
Avenue.

However, to reduce impacts on adjacent R-7 Single-family residential-zoned properties, this Master Plan
Overlay does not differ [rom the City's standard building height limitation of 3’ in bullding height limitation
lor every 1° from the property Jine within the Master Plan area. If the hosphtal is closer than 85' to the
property line abutting the R-7 zone, slight stepping of the building form, most likely at the roof level,
would be required in order to comply with this requirement. In addition, a setback of 80 15 designated
alang the south edge of the hospital property, as noted above and shown on Figure 0.

Adjacent to RML-Multi-Family residential-zoned properties to the east, the Master Plan increases the
current building height limltation of 2.5 stories or 35" {lesser of} 10 45°, but maintains a setback of one
hgrizontal foot for every three feet in bullding height per the underlying zoning.

North of 15" Avenue, where the anticipated uses do not include a hospital, building heights of 65’ are
established a5 a transitional area between the allowable height of 85’ south of 19™ Avenue and the
allowable height of 45° for commercial properties along Paciflic Avenue,

See Figure F tar a graphic diagram of building height limitations.

Minimum Landscaped Area

Landscaping, as a percentage of overall site development, is to be a minimum of 15% of each parcel within
the Master Plan zone, which is in keeping with most of the previous roning within the Master Plan zone

Farest Grove Healtheare Distnizt Master Plan

boundary. If more than one contiguous parcel s under the same ownership, the required landscaping
percentage may be calculated across the aggregaled parcels

Landscaping and Plant Palerte

Specific landscaping desiges are not spelled out in this Master Plan but shall be related to actual building
projects when proposed. Nonelheless, the fandscaping design and strategies shall meel these specific
goals:

Salety

a. Promole the salety of staff and visitors through fandscape design that provides transparency,
vehicle viston clearance at interseclions and pedestcan crossings, adequate site lighting, visual
surveillance of site by law enforcement and security personnel, and visual access to building
entrances

b. Minlmlze or avoid plant materials that cause injury or are poisnnnus if ingested, in keeping with the
health.related uses within the Master Plan zane.

¢. Use landscape mainfenance practices and products that efiminate or recuce exposure of taxc
subslances to people and the environmenL

Characler

a. Establish a palette of plant materials, paving, rock and other elements to unify the landscaplag of
various bulldings as they are developed.

b. Favor plant materiafs native to the Wdlamette valley or compatible climates, including plant
materials that can withstand dry, warm summers with minimal irrigation.

¢. Capitalize on the landscape design as a major high-quality amenity in the Master Plan zone, Lise
the landscape to emohasize the sense of place and image of the facilities and the larger

communily.

d. Design landscapes in consideration of the architectural and landscape context within the Mastec
Pian area.

€. Incorporate starm water treatment and rerentlon as “green infrastructure” inlo the landscaping
design.

f Specify materials that are commercial-grade, durable, uniform, and campatible with surrounding
structures in the Master Plan rone.

g. Enhance the public right-of-way and pedsstrian environment with generous landscaping and
sidewalk widdths along street frontages  Utilize sidewalks separated from the curb line wherever
possible, shade trees with spacing complying with City standards, and groundcover or shrubbery in
lieu of lawn os back dust,

h. nstall special and human-scale paving materials at major outdoor spaces such as plaras, main
building entrances, and major walkways.
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QOutdoor Spaces
a. Enhance the sense of arrlval at the buildings within the Master Plan zone with generous
fandscaping, paving materials, and benches or seatlng. Consider a water feature or other amenity
il appropriate.
b. Provide gardens at the hospital, aither accessibie or “view gardens”, viible from inpatient rooms.
and other patlent care araas to promote healing and a sense of well-being.
Prowide a meditative garden (f possible for patients, family members and visitors.
d. Provide a staff refuge garden if possible for busy healthcare staff 1o be outdoors bul with some
privacy
e. Provide an outdoor dining area adjacent 1o the hospital dining room as an amenlty for visitors and
staff,

"

Vegetative Roofs
3. Consider vegetative rocls where roof areas are visible from inpatient rooms especlally, and from
any interior space generally.

Irrigation
a. Usedrip irrigation or low water-use irrigation wherever possible to minimize potable water use for
landscape walering.
b, Censider rainwater harvesting lor landscape irrigation.

Parking

The City of Forest Grove's parking ratics for parking stalls are as follows {Table B-5):
1. Medical Centers:
a. Minimum: 2 spaces per 1,000 square feet of building
b, Maximum: 2.7 spaces per 1,000 square feet of building (within ¥ mlle of transit stop)
2. Medical/Dental Offices:
a, Minimum: 3,9 spaces per 1,000 square feet of bullding
b, Maximum: 4,9 spaces per 1,000 square feet of building [within ¥ mile of transit stop)

The entlre Master Plan zoae falls within one quarter-mile of easthound and westhound Trl-Met stops on
Parific Avenut near Maple Street, within easy walking distance.

Based on the nearaess of transit and the expectation that different adjacent uses have different peak visit
times, which allows a reduction when parking lots are shared belween them, the lallowing parking ratios
are established for this Master Plan zone;
1. Medical Centers: Minimum: 1.8 spaces per 1,000 square [eet of building; maximum: 2,7 spaces
per 1,000 square feet of building
2. Qutpatient Services/Medical and Dental Clinics: micimum: 3.9 spaces per 1.000 square feet of
building; maximum: 4.5 spaces per 1,000 square fee! of building
3. Other uses: Consistent with ratios for other buslding types already deNned tn the Forest Grove
Cevelopment Code.

ForesL Grove Healtheoare District Master Plan
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2. Areduction of 10% below the minimum ratio is alfowed for shared parking between properties
when internally connected by drive aisles or strong pedestrian links to account for the peak usages
for different Tacilities occurring at different times of day,

As properties are redeveloped within the Master Plan area, individually-owned properties shall provide
driveway conneclions between parking lots where practical and pathways connecting buildings and sites
so that parking can be shared by adjacent facilities. This will not preclude individual properties from
having direct access 1o their own public street frontages. Cooperation between property owners i3
encouraged to 1ake into account parking capacities as a whole througheout the master plap arra when
indtvidual parking facilities are developed.

This Maste: Plan dogs not factor In on-streel parking to accommodate parking needs, although it is ample
atong both Maple Street and 19™ Avenue. Even If on-streel parking is utilized by visitors or staH within the
Master Plan distrlct, we do not apticlpate demand for spaces causing any parking spitlaver Into adjacent
residential areas due ta our experience and analysis of previous ocojects

Parking areas shall be Jandscaped {perimeter and intenor) and meet all other provisions af the City of
Forest Grove Developmenl Code parking requirements {10.8.500 - 10.8.545), Exterior parking lot lighting
should be located and oriented to minimize glare affecting neighbaring prapenties, inchuding shielding light
saurces if necessary,

For the hospitat itsell, the Master Pian includes a parking structure along the east side of the hospital
property. This location at the rear of the hospital property allows the haspital to present a welcoming
fagade lo the street, with landscaping and open space. The parking structure location is also somewhat
rentral to other properties within the Master Plan distric1 for shared use. The constructian of structured
parking will be triggered when the required amount of parking can no longer be reasonably met by surface
parking lots 1l the hospital's current site is not expanded, we anticipate the parking structure being
needed when the haspital facility apprmaches 150,000 square feet in size.

Special care should be taken in the design of the parking structure to mitigate its mpact on neighboring
properies through sensltive design, setbacks, and buHering. For nighttime staf{, the hospital should allow
parking near the hospital in surface lots cather than in the parking structure so that neighbors are not
affected by glare from headiights or engine noise. Specific design measures should include:
1. Lighting in the parking steucture should be activaled by occupancy or moton sensors In lieu of
being on at alt haurs.
2. Design of the exteriar walls toward nrighbaring propenies should prevenl headlights from vehicles
in the garage shining on other structures.
3. The exterior walls of the garage toward neighbaring propertles should mimic other buildings, with
a rhythm of openings simulating windows, materals such as masonry to provide visual richness andd
texture, incorporation of climbing or cascading plants to soften the appearance, and other
features.
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If the hospital were o acquire olther property within the Master Plan district lor parking purpnoses, the
timeline for parking structure construction could be longer than anticipated here or the size of the
structure may be smaller.

Bicycle parking shall be provided in accordance with the current City of Forest Grove Develapment Code
(FGDC). Bicycle parking shall be distibuted to he convenient for stafl and viutors,

Site atcess by truck shall be off Maple Street or 19" Avenue 50 as not to route truck traffic through
residential areas. Truck maneuvering and loading areas shall be provided cn site and separated from other
on-site vehicular traMic and parking areas. Loading areas shall meet provisions in the Forest Grove
Development Code.

Shared Parking by Agreement

The number of parking stalls shown on hospital property in this Master Plan document for each phase is
based on the maximum ratlos listed above. The hospital has the option to bulld park)ng quantities using
the maximum ratio while dedicating a quantity of stalls based on the minimum ratio to hospital use. The
difference beitween the resulting maximum parking and minimum parking may be offered to one ar
several other property owners within the Master Plan Zone by written agreement filed with Lhe City of
Farest Grove. The number of spaces that the hospital is dedicating by agreement ta ancther party of
parties must be speciflied in each agreement, and the 10tal number of spaces being offered to othar parties
must rot fall short of or exceed the diference between maximum and minimum needed for the hospital
Neighboring property awners having parking agreements with the hospial are permitted to count the
parking dedicated by agreement as part of the number of stalls required for deviicpment on their own
properties. The result of this agreement process is that property owners within the Master Plan Zone mav
be abie to accommodate less parking on their own properties, and therefore build at higher densities or
provide mare open space At any point an agreement is made by the hosnital with another property
owner, an analysls of hospital parking use and capacily should verify that the auantity of carking avallalle
for hospital use 15 adequate and that agreeing 1n supply parking 1o other property awners will nol cause a
shortage

Parking space gquanlities should be evaluared at the lime of 2ny buslding develepment to ensure that the
ratios above are met,

Clreulation {Auto, pedestrian, and hicycle)

Maple Street and 19 Avenue will serve as the primary vehicular access to properties within the Master
Plan area, including motorized vebicles and bicycles. Both of these streets have ample capacity for
additiona’ trallic volomes. Please ses the Traffic Analysis i the Appendix,

Due to the healthcare focus of the Master Plan zone, the development within the area encourages walking
as a form of transportation and for exercise through these measures
a. Building entrances shall have convenient, visible and direct connections 1n sidewalks in the public
right-of-way.
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b. Sidewalks along the public right-of-way shall be B' minimum wide and, il possibi'e, separated from
the street curb

¢. Landscaping alnng the pubiic sidewalk shall include shade trees and shruhs and oster a visually
intezesting and pleasant walking experience

d. ifdeemed appropriate by the City Engineer, crosswalks across puhlic streets shall be made of
distinctive materials to increase pedestrian visihility and have curh extensions 10 improve
pedestrian safety and visibility.

e. Anew crosswa'k on 158" Avenue, mid-hlack between Magple and Qak Streets, will be reguired a4 the
properties narth of 19" Avenue are redevelnged. if approved by the City Engineer. Features to
improve the 1afety of this crosswalk should include curb extensions, a change in paving material
signage, and lighting

f. Pedestrian circulation routes shall be well-lit at night with pedestrian-scale fixtures.

g. Walkway connections to parking areas and belween buildings should mimmize crossing vehlcular
routes, but when those croscings occur, the pedestrian crossing shall be clearly marked for safety.

In the event that Maple Street becomes a public transit corridor, provisions shall be made for transiz stops
10 serve the Master Plan rone, including a shelter if deemed appropriate by the Transit Agency

See Flgure G loc vehicle and pedestrian site tirculation, bicycle parking, and future transit stop bncation:

Building Design

The purpose of this sectinn Is to promote certain commoen elements of budding deslgn and materials to be
used in the desigr of buildings in the Master Plan to ensure that develppment octurs in i tohesive and
aesthatically-pleasing manner. These proviclans are required on property owned by Tuality and
encouraged but not reguired on buildings under different ownership. Each building will have its own
distingtive but complementary building design and matenal paletie.

General Building Materials

At the time of Lhis writing, most buildings in the Master Plan area already share many similarities in
exterior materials, fenestration and form, The Maple Street Clinic and the Booth and Korchinski buildings
have brick exterlors with contrasting stuceo or brick elements. Tualily Forest Grove Hospital is partially
clad with red/brown brick at the main entrance  The nearby Marguis Care Center {in the designated Op1-
In area) has a brick veneer on the public facade,

As structures within the Master Plan are developed or redeveloped, they are requered [in the case o!
Tuality) or ntherwise #rcouraged to build upon the above maternials as follows

1. Fornstitutional facilities including hospltals, clinics, office buildings, and other buitdings of commerc:ai
use:
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a. The primary bullding material is brick veneer composed of several colors in bul{-to-red colar range.
The brick veneer may be accented wlith contrasting or inset brick features such as recessed brick
paneis, bands, window surrounds, or pilasters.

b. Accent blocks and windowsills may include ground-face concrete masonry units,

¢. Window {rames are aluminum with an anodized finish, either clear anodized or dark bronze
anodized.

d. Entrance canoples, trelllses or other related features may be constructed of steel or steel and glass
in lieu of brick,

e. Shielding of rooftop mechanical units shall be with metal paneling or siding, prefinished or painted
a neutral coloe compatible with the building.

2. For congregate residential [acilities including assisted living apaniments ar cace centers:

a. The prlmary building material may be brick as noted for Institutional facilities, or may be painted
wood slding in kegping with the more residential character of the use. Even if the majority of
exterior cladding Is wood, any Tagade facing a public street should Include brick veneer on at leas?
40% of the building wali.

b. Accent blocks and windowsllls at walls with brick veneer may Include ground-face concrete
masonty units {which would be included in the 40% coverage).

c. Window frames are aluminum with an anodized finish, either clear anodlzed ar dark bronze
anodized. f wood siding 1s used for the building cladding, painted or vinyl-clad aluminum frame
windows or viryl windows may be used as an alternative.

d. Entrance canopies, trellises or other related features may be constructed of steet or steel and glass,
wood, or other materials used as claddmg on the building.

e. Shielding of rooftop units shall be with palnted metal paneling or siding, or wood siding.

Qther Building Design Elements

Most of the current buildings within the mas:er ptan area have similar forms, with a regular rhythm of
windows [acing the street and primary public entrances under projecting porches or porte cocheres.

New buildings in the Master Plan area are required {in the case of Tuality-owned facilities} or otherwise
encouraged to continue thls common vocabulary with:

a. Windows to provide a sense of connection, welcome and openness 1o the public approach to the
building. Window slils should be no higher than 3°-0” above grade as much as possible, Larger
public areas Inside buildings (such as waiting rooms, lobbies, cafeteria dining rcoms, and meeting
rooms) should have large windows ta reflect thelr more public functlon.

b, Primary entrances visible from the sireet and public parking areas, marked by canoples, porte
cocheres, or other elements provlding shelter to those entering the bullding and visual cues 1o the
entrance location.

¢. Institutional and cornmercial structures should avoid the appearance of slaped averhanging rools
that are more suggestive of residential structures,

d. Residential structures such ax assisted living apartment buildings and care centers may use sloped
gverhanging roofs.
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In addition to the above, building design standards within the Master Plan rone shall be as required within
the Clty of Farest Grove Deveiopment Code and Design Guideline Handbook Where these requicements
and the Design Guidefine Handbook conflict, whichever rule is more stringent shali apply.

Infrastructure and Public Services

Utility infeastruciure within the Master Plan rone has significant capacity (as of Iate 2012). This Master
Plan doeés not address impacts of the potential building volumes on existing capacities due to the uncenain
timeline of development within the Master Plan zone and the unknown potential impacts of other
property development In the surraunding neighbarhood and city on these same utilities. Impacts of
Master Plan development on city utility infrastructure must be assessed at the time that any specific
construction projects are praposed, In relation 1o existing surrounding development at 1he time of project
proposas.

Adequacy of services to be considered includes:
= \Water supply
»  Sanhary waste disposal
= Storm water disposal
= Fire protection water supply
» Police protecuon
» Fire protection
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MASTER PLAN DEVELOPMENT AND PHASING

This Master Plan1s meant to be a lramework for that development when it occurs. While an attempt has
been made Lo anticipate Lhe order of phasing, the plan is intended to ke llexible 1o allow aifferent
sequences of development to meel cammunity needs and facility growth

This Master Plan Zone area involves many property awners. Because it 15 not reasonably feasiblo 1o solicit
and coordinate possible development plans with each of them, the deveiopment shown in Lhis section of
this Master Plan submittal concentrales on property currently owned by Tuality Healthcare The haspital
is most suited 1o the long-term thinking and planning needed for a Master Plan, due to its longevily as an
institution and the need 1o plan and bulld majar infrastruclure changes years in advance. Other praperty
owners are comparatively more transient and also tend to plan in much shorter time frames. Showing no
change an non-haspital-pwned praperty In this Master Plan is not meant to imply that future development
will not occur on those properties - it merely means that development on those properties is fess
predictable at thls time.

The governing asoect of this Master Plan document lor non-Tuality properties is the Concepts ond Policles
section, which debmits development but would allow somewhat more density than curcently exists The
substantive review criteria will be those of the underlying 2one as medified by the Concents and Policses
section of this Master Plan  Review procedures for development on non-Tuality propenies will be the
same as for the underlying zone,

For Tuality-owned property, the lollowing Building Volumes & Phasing Concept section establishes
development maximums, and 1ogether with the Concepts and Policies section, establishes the substantive
review criteria for development on current Tuality-owned property only. Because this property Is mastes
planned in much greater detail, the review procedures for Tualing-owned property are those set farthin
10.4.12Q, which generally aitow Type | review for development that is consistent with the Master Plan and
Type Il ar Il review for development that is not envisioned by the Master Plan that substantially increases
size 0r impacts, or that has the potential far neighborhood or community concern

Building Volumes & Phasing Concept

For the two hospltal properties, the physical separaticn ¢f the parcels within the Master Plan zone means
that each will serve a separate but tlosely-related function. The hospital site is planned to evolve Into a
100-bed community hospltal wilth associated parking garage and attached medical office/outpatiant
services building. The parcel at 19" and Maple Is planned to develop into a medical office building  See
Figure j for a three-dimensional illustration of maximum build-out allowed on current hospital-owned

property,

However, rather than buikding a new hospital a< shown all at once, development is expected 1a he
incremental in large phases, built as the papulation increases and hosplital services needed in the
communily grow and change. The hospital will continue to operate and Inpatient license will be
maintained through all development phases. See Figures -0 through K-4 for phasing plans

Forest Grove Mealtheare Dstrnl Master Ma-

It cannot be predizted with absolute cerainty in this Master Plan what factoes may trig
certain phases. However, factors conducive o inihai phase hospital development may include
= City population reaching 30,004 residents or greater
» ‘ncreased number of general practice or specially medical clinics in Forest Grove, with physiciEns
refercing patients for outpatien! medical senvices such as laboratory testing or imaging
e Decision by Tuaity Healthcare te develop Tuality-owned medical <iinics in Foreat Grwe as past of
its service or business strategy
+  100% ingrease in volumes af emergency (reatment visits in Forest Grave
»  Volume of Tuality Hospital patient visits in Hillsbara outgrowing rapacity of the mawn hospital,
causing the need for expansien in pither Hillsboro or Foresl Grove.
+ in addition to these factors, Tuality Healthcare may decide to replace components of the aging
facility independent of any other triggers.
Pirase note that these condilions are predicted to encourage developmeant but should not be considered

ger development of

thresholds requining develnpment.

The early phases are expectied ta focus cn adding faclities fnr outpatiant care and medical o'fices, with the
iater phases expanding iepatient facihties and providing for additional community hosgital seraces.

The constructicn of Phases 1 and 2 will alternate with the demnlitinn of existing wings of the hospital tn
maxiruze ground ared for bulldings and patking. Old and new wings will tie to each other and continue te
work together as a comprehens:ve healthcare facility during these early phaser. Thi phasing approach
alsa enables the new wings to be located near the street, giving them prominence and ease of access by
the public. It also minimizes the impact on residential neighbors to the east and ssuth.

The new wings are planned az three stary sdditions due to the limited property availab'e and to
accommodate surface parking  Multiple-story wings alen give the building more stature, and pravide
better views {or stalf and patients, while still being compatibie in scale with other neighborhooed buildings

Functionally, at the end of Phase 2, the existing hospital will be completely replaced with a modern
outpatientcentered facility closely tied to physician nffices but also continuing to offer inpatrent care. The
existing geriatric psychistry unit will also move to the new building, with the option of use as genera
inpatient beds, Tuality envisions continuing to oFer Emergency, culpatient imaging, laboratory, dialysis,
and other outpatient services In the replacement lacility. Additional services such as routine surgeries and
endoscoples could also be incloded in the huilding program if economically feasihle at the time of
development.

Phase 3 Is planned to cennect directly to the wings conslructed in Phases 1 and 2. The construction is
expected 1o occur behind the earlier wings 0 that the publc face and entry sequence of the haspital is nol
atfected, and neighborhood impacts will be mimimal, Larger floor plates will be more efficient and wil!
help accommaodate expanded putpatient and inpatient services, as well as an additional 25 inpatient beds
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It is at this point that a parking structure will be needed lor ¢taff parking on the east end of the property,
b three-story structure (with 3 possible additional underground level) should be adequate for the
projected building size. The parking structure can be gesigned to be low-scale, and hulfered from
neighboring homes with landscaping and other mitigating features.

Phase 4 is shown as an additional floor for up lg 50 more inpatient beds, bringing the huilding to four
stories in height. This expansion will also trigger the need {or more parking. 50 3 cencurrent one-story
addition to the parking garage would be needed at the same time.

The new Medical Office Bullding at 19" Avenue and Maple Streets is nnt planned at any specific stage of
the phasing sequenre. it will be developed when Tuality Healthcare determines that there is suFficient
demand for additional quality physician oHice space In Forest Grove, This building 1s expected to be up to
two stories over one story of parking Lo maximize the site. 1t will be sited to address the corner of the site
to contribute to the street character and relate ta pedestrians, as well as to give the building prominence.

When (ully developed, the completed hospital itsell is estimated to have 400 employees. Lvents would
snmarily consist of classes for patient education and staft education, support groups for patieats and
families, and healthcare screening fairs, Visiters to the hospital come and go intermittently during the day
and would 1otal approximately 175 per day.

' L L1 1! e

=, o e
Tk Bapnes ———

Pacitg Avene

Figure L: Tuallty-owned pgroperty as of Septéember, 2012 (shaded green)

Related outpatient facilities on current Tuality-owned sites would employ an additional 75-100 people,
with approximately 400 visitars per day,

Forest Grove Healthcare Disteict Mager Plan

Below is a detailed description of allowalle uses, including an estimate of general maximem amount and
Lype of each use 01 Tuality-owned property. With the exception of the overail to13ls per parce!, the
square [oolage maximums per use below should be recognized as estimates, withat least a 10%

admunistrative alloweance for unpredictable future needs.

Parcel “A” {1809 Maple Street)
USE APPROXIMATE AREA [SQUARL FEET)
Outpatient medical offices, including dialysis [ 30,000

physicai and occupational therapy, lab services

sleep lab, and support functions ‘
I:ﬁ.mﬁ_al_serwces[inciudmf’, outpatient I T 107600
services) — radiology, surgery, emergency,

respiratary therapy, inpatlent rooms

Administrative offices

Gik shbp/heal:h retail
Cafeteria and dietary depariment kitchen |

:u;-.-amnﬁ/sunpty storage = = : 20,000

TOTAL T 179600

Parcel “B" {3201 19" Avenue)

USE APPROXIMATE AREA [SQUARE FEET)
Outpatient medical offices N ‘ 21,600
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CHANGES TO THIS MASTER PLAN

After adogtion. property owners inside the Master Plan boundary may request changes te it. Recognining
that the Master Plan will evoive and change over lime, the review process for variaus chavge types has
been outlined below. The goalis to recognize the appropriate level of review for each type of change for 3
streamlined process

As defined in Lhe Forest Grove Zoning Code at the time that this Master Plan was wntten, the City of
Forest Grove has four different levels of review, which are summarized here for convenience. Actual
requirements of each review process shall be as defined in the Forest Grove Zoning Code at the time the
process s implemented.

Type ! Process: Administrative Declsions

This type of revtew applies to Zoning Standard adjustments, certaln projects within 3 Master Plan,
lot line adfustments, landscape review not subject to Site Development or Design Review, and
Parking Plan reviews not subject to Site Develepment or Design Review. The Planning Directot or
his designee makes Type ! decisrons.

Type il Process: timited Lond Use Declsians

This type of review concerns certain 2onlng Standard adjusiments, minor modifications 1o
Conditional Use Permits, cernain 1ypes of Design Revicw, Site Cevelopment Review, and certain
projects within an approved Master Plan. Notice of Applicatior. and vitation to comment are
mailed to the applicant, owner(s) of the subject property, property owners within 300 feet of the
perimeter of the subject property, and any recognized interested party. The Planaing Direcior or
his designee shall make Type Il decisions after considering submitted cornments,

Type Il Process: Quosi-judiciol Lond Use Dedlsions

This 1ype of review applies to certain Zoning Map Amendments, New Conditional Use Permils or
Major medificatlions of Use Permits, certain types of design review, and elevation of a Type (i
permit at the Director’'s discretion. Prior o a hearing, notice of the application includes publishing
ina newspaper, posting 1n three conspicueus public places in the City and on the subject property,
and notice by mail as noted for Type ! decisions. The Planning Commussion or other appropriate
commission shall make Type 11l decislons aftec considering submitied comments and 1estimony al a
hearing.

Type IV Process; Legislative Lond Use Declsion

This type of review applies to tegislative Zoning Map amendments, and amendments to the text of
the Zening Code. Notice 15 given as described for Type il processes, aside from the mallings to
property owners, which may not be applicable for some typas of review,

Review of development projects for Tuality-owned progerty under this approved Master Plan will be
subject 10 Lthe prowsions of 10.4.125, which contemplates approval of some development that is not

Forest Grove Healthcare Districu Master Plan

specfically provided {of by Lhe Master Pian through Type 1l or Type 1l review wilhoul amending the
Master Plan nself

For the following types of changes to the Forest Grove Heallhcare District Master Plan, the following type«
of reviews shall be performed, except when dezided by 1he Community Development Director that the
proposed change is significant and requires a higher level of review.
A. Property owner request to amend Master Plan boundary to withdraw from dMasier Plan
designation: Type Il Review. Daes not require consent of other propenty owners within Master
Plan; upon approval the zoning map woutld be amended to remove Master Plan Overlay from the
property.
B Adjacent orogerly owner within designated "opl-in area” request to amend Master Plan boundary
to be included in Master Plan: Type Il Review. Property owner requesling inclugion must either
a  Provide documentation showing that it is an entity primarily dedicated 10 healthcare
delivery, or
b. Propose redevelooment of property to be included 1o healthcare-related vse as 3 condition
of intlusion,
Intlusion approval does not require consent of other property owners within Kaster Plan. Upan
approval, the Zoning Map would be amended to apply Master Plan Overlay to the praperty
C. Property owner request to change specific develapment provisions ar limitations established by
the adopted Master Plan: Requires writien consent of owner(s) ol greater than 50% of the
property within master pfan boundary as defined at time ol request, based on area measuremen,
and Type |l or Type Yl Review
D. Amendmen! to the Master Plan to change major Master Plan elements for a particular arca of the
Masler Plan rone: Processed as an Amendment to approved Master Plan pursuant to Section
10.4.130. by a Type IV legislative process

The Community Development Birector <hall make the determination whether a propocsed change
should be processed as a Type 11 or Type 1l change to development provisions or as a Type IV
Amendment.



MASSING DIAGRAM

HOSPITAL

| —

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE J: MASSING DIAGRAM
TUALITY HEALTHCARE oI mnean
CLARK %# K]OSARCHITECTS ) 5 e



MASTER PLAN

——————— MASTER PLAN
BOUNDARY
—— CPT-IN
- ' BOUNDARY

f ; e
| T | "
T fl
F
1 1 ] ] s
[
Dr Korching
LU= . s

Strudure

{bref e Bestorm
e}

1710 Place

. Hospitil &

s Quigmtien] Sersred
aswees RN
| 100 00 ot L

1

Pacific Avenus

19th Avanue

FIGURE H: MASTER PLAN

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN

TUALITY HEALTHCARE
CLARK “# K] OS ARCHITECTS



SITE CIRCULATION

ke BT T Ko
Dk Street
e, MASTER PLAN
BOUNDARY
R P S— ) .y v OPT-!N
BOUNDARY

| @ sicYLE ParKING

o PARKING SPACES

€] FUTURE TRANSIT STGP
Siruclure 3 enHANCED CROSSWALKS
(@) HeLpoRT

‘ AMBULANCE ENTRY

17th Place

| ; 3 | 0
BERVICE 3 q ED WALK-IN
‘ MAIN EHTRANCE
q SERVICE ENTRANCE

Maple
Slreel
Clinic

-
=
c
-
=
=
Il
-7l
B
&

WIDE / GENEROUS SIDEWALK
CR PATH

ENHANCED CROSSWALKS

194h Street
19th Avenue

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE G: SITE CIRCULATION
TUALITY HEALTHCARE el Jan 22013
CLARK % KJOSARCHITECTS y 1005



&
E]
©
-
&
=
i
=
[¥]
L]
o

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN

TUALITY HEALTHCARE

CLARK - K)JOSARCHITECTS

191h Avenue

" Hempata &
:-r:-u;-m # Serviced

Maple
Streal
Clinic

Maple Street
= = — T wa

[ e

1Tth Place

..... vem . MASTER PLAN
BOUNDBRY

OOT-IN
iEay BOUNDARY
BS HEGHT ALLOWED
B 65 HEIGHT ALLDWED
W 25 HEIGHT ALLDWED
HEGHT LWITED 1O 1" VERTICAL
FOR EVERY T FROM PRUPERTY
LINE

g ALLOWARLE HEIGHT IF OPTAIN
1% EXERCISED

FIGURE F: ALLOWABLE HEIGHT

£ an 4 3013
T— | F-3y

e



| SETBACKS

MASTER PLAN
BOUNDARY

OPT-IN
BOUNDARY

j o '. 1 ’ : e . - — i

; C i 1 | 3 gl | P I..L 'U‘ P 1

pr. Knrch" IS - . . £ BBl FRONT SETBACK:
4 @ S o T gl i 8 1 @ 40' TYPICAL

SIDE & REAR BUILDING
SETBACKS:

: ADJACENT TQ R-7 ZONE,

1 » 80 TOHOSPITAL OR MEDICAL

OFFICE BUILUING
* 25 TQ PARKING STRUCTURE
P | s e
| !
e S%Vices 2 STRUCTURES LESS THAN

3 | 15 INHEIGHT

17th Place

-8 Maple i L © : NTTC RM N

Slreet : 1" HORIZONTAL FOR EVERY

Clinic L. - o= 3 OF BUILDING HEIGHT. PER
! 1 STRUCTURE

=
3
=
4
L4
A
L5
w
m
-

0 TG COMMUNITY
COMMERCIAL

| REQUIRED SETBACK -BASED ON
| MAXIMUM PROPOSED BUILD-OUT

19th Avenie

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE D: SETBACKS
TUALITY HEALTHCARE 2 Jan 4_1533

CLARKXK <~ KJ)JOS ARCHITECTS



[ PREVIOUS ZONING

Ok Streat
MASTER F AN
BOUNDARY

. OPTN
BOUNDARY
"-_ -7 {Singie Famy Resdirhial)

[T] RML (M- Famity Residentia)
Low Dersily)

[0 RMHE (Mul-Famity Residenual
High Censity}

. GC (Communily Commerc. &l

ATth Place

L
=]
=
-
=
£
)
E-
i
0o

19ER Avenus

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE B: PREVIO[}S ZONING
N Jan 4, 2053

TUALITY HEALTHCARE o \
CLARK # K] OS ARCHITECTS i e



BUFFERS

MASTER PLAN
BOUNDARY

OPT-IN
BOUNDARY

BUFFERS:
[ BOUNDARY TQ R-7 RESIDENTIAI
ZONE

15 LANDSCAPE BUFFER

6 FENCE AT PROPERTY LINE
TREES AT 20" MAX, SPACING
SHRUBS

NO PARKING, ABOVE GROUND
UTILITIES. OR ACCESSORY
STRUCTURES

17th Place

1]
1Boura Budding

A A ‘ S TSI i [Hospial & T 1 [ EQUNDARY RML + RMH .-
A Outpation; Servicas RESIDENTIAL ZONES
] fany i |

* 10" LANDSCAPE BUFFER

« §'FENCE AT PROPERTY LINE

* TREES AT 20" MAX. SPACING

« SHRUBS

* NO PARKING, ABOVE GROUND
UTILITIES. OR ACCESSORY
ETRUCTURES

-
3
E
&
=
=
e
=
i
=
B

B ENHANCED STREETSCAPE

= ENHANCED LANDSCAPING

* ENHANCED PCDCSTRIAN
ENVIRONMENT

= TYPICAL ALONG MAPLE
S5T.& 191H AVE

* TYPICAL AT MAIN
ENTRANCE

NO BUFFER REQUIRED BETWEEN
PROPERTIES WITHIN THE
MASTER PLAN ZONE.

15th Street
15th Avenua

’i_T {L I") _\?ﬂ_ _Ilﬂ
FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE E: BUFFERS
TUALITY HEALTHCARE 2 Jan & 3014

10054

CLARK “# K)JOS ARCHITECTS



TR e MRS W

MASTER PLAN

EES MASTER PL
)

— — — — r';l g I-!N
' BOUNDARY

] RAML (Mult-Famiy Reederis
= Low Density)

E AN (MU Family Renainrs
Hagh Dansity)

i . CC {Communily Commercial]

e = E IMBT {Instilil ool

Zaone Change with this HMastnr Plan

17th Place

Pacific Avanue

&

3
c
]
=
o
=
=
&
—

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE C: ZONING
201 \I- dan & I
>,

TUALITY HEALTHCARE
CLARK % K]JOS5 ARCHITECTS s



] MASTER FLAN AREA
BOUNDARY

MASTER FLAN
BOLNDARY

CFT-IN
- [ BOUNDARY

17ih Piace

@
3
=
=
=f
iy
=
i
&
-9

- GBIANAREA. MASTERPLAN AREA
: Ji o= -

15th Avenug

FOREST GROVE HEALTHCARE DISTRICT MASTER PLAN FIGURE A: MASTER_I_:LAN AREA
£y Jan 4, 3013

TUALITY HEALTHCARE i \
CLARK “# K] OS ARCHITECTS IT_'_'__) e



Lauel Wes:
Congaminiums

I

tfhAvenue

g -

inn Fae

—=

T

]

|

L.

PHASE 1A

Work this phase.
ccalan o Rile

and Pharmiacy
space

|
|
|

ERmantary SChodl

CLARK %%#“ K)OSARCHITECTS

« Move daalysis o

——-—= Master Plan Area Boundary

= — Opkin Areg Boundary

lempaary

e Move Agrnllng. Medcal Recordds
nio Imanrary

« Demcash*BE1 Wing and entry

FIGURE K-1A: PHASE 1A

| JA

RETA R i B
17054



PHASE 1B

Leural Wes]
Gongomiaiyms

———~ Masier Plan Ares Bounsacy

——— = Opl-in Asaa Soundary

Work this phase:
+  Build new Qulpaianl Sarvss

| 1
t 1
1 1
| | wing (repiacing funchicns in West
Wing including Ermeigency, also
! ! including medical oflics and
l Diplys .
- + Demohsh Wes| Wing
) I« Mew peiking a-eas, ambulance
otive, and palien| drop-oH.
- « Build new parxing areas on aie of
H lo=mer Wesl Wing

T
_ L

Padi Averm
[ Gth Avenug
1 7in Place

]
-
.
]

/|—— _ — _ _ [ ________
| Wynwand Senine Joseph Gale

Ewmantary Sehool

=
1

- S

FIGURE K-1 BI;_ PHASE 1B

Jan 4 72017
15054

T —

CLARK # K]J]OS ARCHITECTS



PHASE 2

Pacdic Svenue

Mastar Plan doea Hourdary

———= Dp#n Avga Souncar

Work this phase-

o Hultd commundy hosndal lurichiong

und 25-bind inpalienl wang nn site

! fof mar Weat Wing

¢ WMowe Gero-psych inpalian!
lunstmns and Delary o mew
wing

*  Bemuelizn loomer Essl Wing and
wspilacs wath exparded parking

CLARK # KJOSARCHITECTS

FIGURE K-2: PHASE 2
S nadia



I Laured ¥est ||__'] PHASE 3A
I

Cendominlums

I b

Jak Sireet

[ ml

— === Masler P.an Area Boundary

———— QpinArea Beundary

Woark this phase:
v Buid 3-sloty (4 levels wih gne
below grace) employee parking

—— —— 4 — 4 — siruciure @l 1he easl end of the
. raspital fol
\ - Expand hospial by gdiklional 25
= O KT hinaki beds and enlarged anciizry i 3-
slory wing, wilth hehslep an rool

O

THh Avenue
17th Plasa

Pachic Averua

I T R I

Maple Sireet

/|-——————"—-———|-—- T———--——'———————;—
Wynwood Soniog Josaph Cak

L T
Laing 1 rlemaniary SEnoo

[l
108 Place

i
! —
|

FIGURE K-3A: PHASE 3A

z A Jan 4,203
CLARK’IK]QSARCHITECTS \_17/ 16054



Laura] Wes! N I PHASE 3B

el
T —— —— — — e — i — - —— — —— — ; _I Caprsenravkaar |;
Cak ekt |
e P e T
- ] i :
. . i
I N
I ]
Hl | 1

— ——— Masler Plan Area Boundary

— ——- Oolin Area Bourdary

ml

Wark lhis phase
+  EBwld new Madical Ofes Budsing

ler 15 physicmns on Fores) Gaowe
Kzl Finra sile

« Demonen Fomesi Grove Kedich|
Piaza bwilding and replace w i
ratsir

Pagh dve m

_[_T | "|_ ] T_ rw.rwma‘.-.«,
A I "

(Il

|
. 1 '
it

Joseph Gae
FRMEenany Henng:

FIGURE K-3B: PHASE 38

’ Jiam & 3013
Z i e

CLAREK Z#K)OSARCHITECTS



CLARK

?

2K Bqreel

— e
_
—

Latred Wesl
Condominlums

]
|
I|.
|, H
L.
)

ra 1
/ WMaraus Care ™
eonlcr

_——— e — — — o

Paclic Arerue

19h Avenue

17inPlxe

T T T

=

K] OS ARCHITECTS

PHASE 4

e = Master Plan Area Bounrary

———~ Dpln Area Bourdary

Work this phase:

+  Agd lourth Moo "o mpalienl umils
lo hespital, incressmng inpaiand
seds from &0 1o 100, weth malisiop
an rool

= Binkd foudh Noor oo parking
seuciure

FIGURE K-4: PHASE 4

Jan 2 20134
it |

L —



ORDINANCE NO. 2013-09
EXHIBIT 2

Recommended Changes to the

Forest Grove Healthcare District Master Plan

. The landscape buffer area adjacent to any residential zone shall comply
with Category D of Development Code Section 10.8.425 Table 8-3
Buffering Combinations for Landscaping and Screening.

Setbacks adjacent to any residential zone shall be at least one foot of
building setback per three feet of building height. Building height shall be
measured at the highest point closest to the property line.

QOutdoor lighting shall comply with DC Section 10.8.755 (A-D) Lighting
Standards for Multi-Unit Development.

If 17" Place has not already been fully improved to City standards prior to
the construction of any parking area or structure taking access from 17"
Place, the applicant shall improve that segment from Maple Street to the
east property line of 3309 17" Place with curbs and gutters on both sides,
and a sidewalk and street trees on the north side of the street.

. A traffic impact study shall be performed at any time ftraffic would
potentially increase by at least 50 peak hour trips, in compliance with
Develepment Code Section 10.1.225(D)).

Ordinance No. 2013-09
Page 6 of 6



Attn: Plan Amendment Specialist
Dept. of Land Conservation & De
635 Capitol Street NE, Suite 150

Salem, OR 97301-2540
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