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SECTION 1

GENERAL INTRODUCTION TO ARB ADDENDUM # 1 PACKAGE

Int roduct ion
On December 3,  2013, the Archi tectura l  Review Board (“AR B”) held a hear ing on the Nyberg 
Rivers development .   At  the conclusion of  that  hear ing the record was held open for  7 days 
to submit  new ev idence responding to the AR B’s quest ions and concerns.  

The appl icant ,  CenterCal ,  composed th is comprehensive Addendum # 1 packet of  mater ia ls 
in  response to the AR B inquir ies and suggest ions.   This packet addresses each topic ra ised 
in the AR B hear ing in separate sect ions.   Each sect ion includes a memorandum from the 
Project  Archi tects or  Landscape Archi tects descr ib ing the issue and the design response, 
fo l lowed by updated render ings i l lustrat ing the response.   We wi l l  a lso meet wi th City  staf f 
to walk through each of  the sect ions in the event the AR B has any quest ions beyond what is 
ar t icu lated in each sect ion of  th is  addendum package.

As an int roduct ion,  the project  team would l ike to share the hor izonta l  and vert ica l  design 
evolut ion of  the project :

Design Evolut ion
Nyberg Rivers is  an unusual  s i te f rom a regulatory perspect ive in the City  of  Tualat in .   I t , 
un l ike other s i tes,  is  subject  to both master  p lan and AR B approval .   The TDC requires the 
appl icant  to seek and obta in a City  approval  of  the master  p lan before commencing the AR B 
process.   TDC 31.072(1) .   The master  p lan process and i ts  scope are def ined in the Urban 
Renewal  Plan.    I t  states:

“Pr ior  to approval  of  appl icat ions for  development projects wi th in Blocks 1,  2,  3, 
4,  5,  …, appl icants wi l l  be required to submit  and gain City  approval  of  a master 
p lan governing development wi th in the Block(s) .  Such master  p lan shal l  conta in 
suf f ic ient  in format ion,  as determined by the City,  to ensure that  development 
meets the object ives of  the Plan.  Master  p lans may include,  but  are not  l imi ted 
to,  t reatment of  such issues as access,  t ransportat ion,  sewer,  water,  storm 
dra inage,  internal  c i rculat ion,  bui ld ing locat ion,  bui ld ing design and mater ia ls , 
park ing,  landscaping and pedestr ian faci l i t ies .  Master  p lans for  Blocks 1,  2,  3,  4, 
5,  13,  25,  26,  27,  31,  32,  33,  as wel l  as subsequent modi f icat ions to those plans, 
must be approved by the City  Counci l  at  a publ ic hear ing.”

The appl icant  submit ted a s i te p lan with bui ld ing locat ions,  internal  c i rculat ion and vert ica l 
design to the City  Counci l  in  compl iance with th is procedure.   The City  Counci l  approved 
the s i te p lan and master  p lan and found that  i t  met the City ’s  goals for  the master  p lanning 
process.   Thus,  the City  has prev iously  determined that  the master  p lan and i ts  s i te p lan 

meet the re levant  goals and pol ic ies.   I t  is  th is  approved s i te p lan that  forms the basis 
for  the vert ica l  archi tecture the AR B is rev iewing in th is present proceeding.   The AR B 
appl icat ion and the staf f  report  conta in f indings and condi t ions of  approval  assur ing that 
the AR appl icat ion compl ies with each of  the master  p lan condi t ions of  approval .

Si te Design Evolut ion/ Progression 
Please see Sect ion 11 for  a deta i led narrat ive and s i te progression col lage.

Histor ica l  Society Review/ Memo 
Please see page 12.0 for  a copy of  Histor ica l  Society ’s memo to planning.

L ight ing Designer Response to Dark Sky Concerns 
To meet the City  of  Tualat in dark sky code,  the l ight ing scheme compl ies with Model 
L ight ing Ordinance (MOL) June 15,  2011.  As indicated in table E,  page 29,  the a l lowable 
lumens are 24L/SF and the design is  wel l  under that  at  only  11L/SF by using energy ef f ic ient 
LE D sources.  

Response to Concerns about City  Goals f rom the Master  Plan 
Please see a deta i led response on sheet 11.0.

Archi tects Statement
Nyberg Rivers represents a t imely rev i t a l izat ion to an ex ist ing reta i l  center  compr ised of 
ex ist ing and new structures.   As with most c i t ies and reta i l  centers ,  vary ing archi tectura l 
bui ld ing aesthet ics co-ex ist  to create a unique fabr ic of  successfu l  reta i l  “p lace-making”.  
The proposed design intent ion for  th is  project  is  to d isplay a “col lect ion” of  design 
aesthet ics that  are integrated into a hearty  Northwest landscaped envi ronment .    We bel ieve 
CenterCal ’s  selected design for  th is  center  represents a thoughtfu l  considerat ion for  the 
betterment of  th is  property,  nearby propert ies,  and the City  of  Tualat in as a whole.
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SECTION 2:  MAIN ENTRY

MAIN DRIVE ENTRANCE NARRATIVE

The pr imary entrance to the Nyberg Rivers development is  f rom Nyberg Street ,  the corr idor 
serves to implement the “ loop road” envis ioned with in the City ’s  TSP and is  designed to 
faci l i t ate access to the s i te for  vehic les,  pedestr ians as wel l  as cycl ists .  The corr idor a lso 
serves as the pr imary gateway into the development and needs to a lso be at t ract ive and 
inv i t ing.  The current  design bui lds upon the landscape plan that  was approved as part  of 
the Master  Plan. 

Entrance Corr idor
CenterCal  has added addi t ional  landscaping a long the corr idor,  inc luding an addi t ional 
row of  t rees planted in t ree wel ls  a long the 14-foot  wide shared pathway that  runs a long 
the west of  the entrance.  These t rees prov ide addi t ional  vert ica l  e lements that  del ineate 
the corr idor and insulate the shared pathway whi le a lso prov id ing addi t ional  shade 
canopy over the roadway.  The shared pathway terminates at  an enhanced pedestr ian and 
bicycle crossing that  is  textured and dist inct  f rom the paved vehic le t ravel  lane prov id ing 
pedestr ian,  b icycl ists and motor ist  a d ist inct  v isual  cue that  del ineates where the crossing 
is .  The corr idor and associated landscape plant ings are shown in deta i l  on Landscape Plan 
sheet L1.2 included with in Exhib i t  O of  the submit ta l . 

A centra l  is land with in the roadway is  p lanted with a mixture of  shade t rees and shrubs 
designed to prov ide a mixture of  vert ica l  e lements that  create v isual  interest .  Opt ions for 
expanding th is centra l  is land were examined,  however i t  was determined that  the current 
design maximizes the a l lowable landscape area.  Ki t te lson and Associates has prov ided the 
at tached memo (see page 10.4) deta i l ing the stacking needs of  the center.

As vehic les,  pedestr ians and cycl ist  t ravel  up the corr idor thei r  at tent ion is  drawn towards 
the landscaping and Home Goods bui ld ing located at  the north end of  the corr idor.  An 
enhanced pedestr ian respi te area is  designed in f ront  of  the Home Goods storefront  th is 
area includes a f ree and c lear  pedestr ian walkway that  ranges f rom 12 feet  to over 16 feet  in 
width,  th is  area separated f rom the adjacent loop road by two 8- foot  wide benches that  are 
buf fered with landscaping and a monument .  The basal t  boulders work in tandem with the 
mixture canopy t rees and shrubs designed to buf fer  the pedestr ian area,  sof ten and break 
up the vert ica l  mass of  the Home Goods and prov ide a terminal  focal  point  for  v is i tors who 
wi l l  t ravel  down the corr idor.  The deta i led design can be v iewed on Landscape Plan Sheet 
1.7 included with in Exhib i t  O.

Home Goods South Facade
In response to AR B concerns,  the Home Goods south facade has received addi t ional  design 
art icu lat ion to e l iminate the “ f lat tened” e levat ion mass.   Please see the narrat ive on page 
3.0 for  addi t ional  in format ion.
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BUILDING ELEVATION ARCHITECT NARRATIVE

The fo l lowing narrat ive and color  e levat ions have been prov ided to obta in a greater 
understanding of  the overa l l  bui ld ing e levat ions.

Cabela ’s bui ld ing design represents thei r  branded “ lodge” aesthet ic wi th expressed t imbers 
and expansive standing seam roofs and covered walkways.   New Season’s Market  design 
pul ls  f rom a more contemporary interpretat ion with expressed wood and canopy e lements 
def in ing thei r  façade.   To l ink the balance of  the stores’  l ineup,  we have int roduced classical 
ar t icu lated t reatments for  Michaels ,  Home Goods,  and the future Restaurant ,  a l l  of  which 
express r ich br ick and cast  stone surrounds,  entry  canopies/awnings at  each of  the entr ies.  
A l inear  pedestr ian walkway connects a l l  f ive of  the main tenants with def ined pedestr ian 
walkways l ink ing out  parcel  bui ld ings. 

With respect to Home Goods south e levat ion,  and in response to AR B concerns,  the south 
entry  porta l  tower has been art iculated with a standing seam metal  roof  (s imi lar  to the 
future east  restaurant)  as a way to mit igate the long “ f lat tened” e levat ion mass.   The whi te 
band has been replaced with br ick veneer,  creat ing fur ther  ar t icu lat ion.   The entry  porta l 
corn ice height  remains in proport ion with Michaels to the west ,  contr ibut ing to the overa l l 
facade height  var iat ion.    We feel  th is  represents the ar t icu lat ion requested by the AR B 
whi le st i l l  mainta in ing the Home Goods strong v isual  brand exper ience.

Design at tent ion to the rear  (north)  e levat ions has been made v ia t ruck wel l  screening 
(wood s lat  wal ls)  and increased landscaping at  the rear  of  Cabela ’s ,  Home Goods,  New 
Season’s Market ,  LA Fi tness and Michaels .   In  response to the c i ty ’s  concern on large 
bui ld ing expanses,  we have int roduced wood “ra in screen” e lements to the rear  (North) 
faces of  New Season’  Market  and Michaels e levat ions.   These added facades not  only  assist 
in  reducing the perceived bui ld ing scale ,  but  a lso int roduce a warmer wood mater ia l  to 
the sur faces.   Common mater ia ls  and color  palet tes are consistent  between each of  the 
bui ld ings whi le prov id ing brand expression.    In  addi t ion,  extensive landscaping a long the 
rear  faces and adjacent to the north property  l ine fur ther  sof tens and mit igates the rear 
facades to e l iminate the sense of  “back of  house”.

F inal ly,  a l l  the facades are organized about a dome capped navigat ional  tower that 
announces the enhanced plaza,  founta in ,  pat io and pedestr ian breezeway.

Please see the fo l lowing e levat ions and perspect ives in th is package to obta in a greater 
sense of  the above ment ioned i tems.
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( I N R ESPONSE TO 12/3/13 TUALATI N AR B H EAR I NG)

 DAT E :  1 2 / 0 9 / 2 0 1 3

M G 2  N o   1 3 - 0 2 3 6 - 0 1

S h e e t  N o
B E L L E V U E ,  WA   |   P O R T L A N D ,  O R   |   I R V I N E ,  CA   |   WAS H I N GTO N ,  D C   |   S H A N G H A I ,  C H I N A

SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 3.3EXTERIOR MATERIAL BOARD

SECTION 3:  BUILDING ELEVATIONS

Linen White #A0079

Dakota Land #A0731

Onionskin Tan #A1761

Leaping Lizards #A0906

Foster Classic Marine Blue Jockey Red Black Stacked Pebble Tile - Stacked Seaside Earth / New Sea-

Green Screen Planted 

Sunbrella Awnings

Standing Seam 

Cast Stone 

Belden Brick - Mojave 
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 DAT E :  1 2 / 0 9 / 2 0 1 3

M G 2  N o   1 3 - 0 2 3 6 - 0 1

S h e e t  N o
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 4.0BLDG D CANOPY COVERAGE/DESIGN

SECTION 4: CANOPIES

COVERED WALK PLAN VIA CANOPIES AND AWNINGS

GEN
8

TRANS

PAD
8'x8'

c
c

c
c

c
c

c

c
c

c
c

c

L

M

L

M

L

L

D-120

D-130

D-125
D-110

1030

FUTURE SHARED PATHWAY

A"

ROADWAY

EASEMENT

ET

8'

30'-8"

6'

15'-8"

2'

2'

14
'

+/- 160' 33'-0"

8' 14'-4"

6'

Denotes covered walk via canopy or awning

A A A A B B B B C 

A B C

Fabric awnings 
(see material 
board for varying 
colors/patterns)

“Dark Bronze” 
Metal canopy to 
match storefront 
finish

Stained heavy 
timber framed 
deep canopy 
w/ partial green 
roof
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 DAT E :  1 2 / 0 9 / 2 0 1 3

M G 2  N o   1 3 - 0 2 3 6 - 0 1

S h e e t  N o
B E L L E V U E ,  WA   |   P O R T L A N D ,  O R   |   I R V I N E ,  CA   |   WAS H I N GTO N ,  D C   |   S H A N G H A I ,  C H I N A

SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 5.0PLAZA AND BREEZEWAY NARRATIVE

SECTION 5: THE PLAZA & BREEZEWAY

PLAZA AND BREEZEWAY NARRATIVE

Centra l  to the Nyberg Rivers Center  is  the plaza and breezeway that  l inks pedestr ians / 
cycl ists to and f rom the adjacent “Greenway” to t ra i ls  that  connect throughout the City  of 
Tualat in ,  Oregon.   This p laza is  act ivated by the adjacent restaurant  wi th outs ide seat ing, 
founta in and Mastodon sculpture that  references Tualat in ’s r ich archeological  h istory.

This p laza is  a centra l  node to Cabela ’s ,  Home Goods,  New Season’s Market ,  Michaels , 
and the breezeway and creates a d ist inct ive and unique act ive “place making” reta i l 
env i ronment .   The plaza is  fur ther  def ined vert ica l ly  by a nearby ta l l  cupola tower that 
c lear ly  organizes and beacons the pedestr ian by establ ish ing a strong v isual  ident i fy ing 
e lement for  the ent i re development .

With regards to the breezeway,  the AR B has a requested a more “urban a l ley scope” which 
connects the plaza to the greenway.   I N response to th is concern,  the breezeway has 
been f ramed by restaurant  storefronts and awnings on one s ide and planter  feed Green 
Screen wal ls  on Cabela ’s s ide.   Overhead,  the breezeway is  adorned with cr isscrossing 
“Festoon” l ight ing and lanterns which assist  in  scal ing down the breezeway and drawing in 
pedestr ians.   Serv ic ing for  Cabela ’s is  screened by the common wood s lat  screen wal l  and 
stone pi lasters the ent i re length of  the serv ice wel l  to prov ide secur i ty  and t ruck screening.  

We feel  th is  c lear ly  def ined landscaped connect ion between the breezeway and the 
Greenway crossing wi l l  prov ide pedestr ians and cycl ists a l ike with a st rong l ink into Nyberg 
Rivers Reta i l  Center  and the Tualat in Greenway.
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( I N R ESPONSE TO 12/3/13 TUALATI N AR B H EAR I NG)

 DAT E :  1 2 / 0 9 / 2 0 1 3

M G 2  N o   1 3 - 0 2 3 6 - 0 1

S h e e t  N o
B E L L E V U E ,  WA   |   P O R T L A N D ,  O R   |   I R V I N E ,  CA   |   WAS H I N GTO N ,  D C   |   S H A N G H A I ,  C H I N A

SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 5.1PLAZA SOUTH WEST PERSPECTIVE

SECTION 5: THE PLAZA & BREEZEWAY

PLAZA SOUTH WEST 

PERSPECTIVE

KEYPLAN
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( I N R ESPONSE TO 12/3/13 TUALATI N AR B H EAR I NG)
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 5.2PLAZA SOUTH EAST PERSPECTIVE

SECTION 5: THE PLAZA & BREEZEWAY

PLAZA SOUTH EAST 

PERSPECTIVE

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 5.3PLAZA BREEZEWAY SOUTH ENTRANCE

SECTION 5: THE PLAZA & BREEZEWAY

PLAZA BREEZEWAY 

SOUTH ENTRANCE

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 5.4PLAZA BREEZEWAY NORTH ENTRANCE

SECTION 5: THE PLAZA & BREEZEWAY

PLAZA BREEZEWAY 

NORTH ENTRANCE

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.0GREENWAY APPROACH NARRATIVE

SECTION 6: THE GREENWAY

GREENWAY APPROACH NARRATIVE

The Greenway l ink between Nyberg Woods,  Nyberg Rivers and the City  of  Tualat in is 
intended to prov ide a safe community  l ink for  both pedestr ians and cycl ists in a natura l 
landscape sett ing.   The pathway wi l l  meander a long the Tualat in River  where the area 
wi l l  be a natura l  set t ing.   I t  wi l l  be a cont inuat ion f rom the ex ist ing pathway at  Nyberg 
Woods where i t  wi l l  l ink under Interstate 5 to Nyberg Rivers Center  and wi l l  prov ide three 
over look areas above the Tualat in River.   The Greenway wi l l  a lso l ink to adjacent res ident ia l 
neighborhood and prov ide res idents with d i rect  access to both the pathway and Nyberg 
Rivers Center.   

Mul t ip le access l inks wi l l  be prov ided f rom the pathway to the center,  such as one to 
the North East  corner of  Cabela ’s store a long the east  s ide,  one to the breezeway which 
intersects the west s ide between Cabela ’s and Home Goods /  Restaurant ,  and a th i rd near 
on the far  west s ide of  the development near Street  A and Seneca Street  adjacent to the 
ex ist ing Tualat in City  bui ld ing.   

In  addi t ion,  the developer and Landscape Archi tect  have incorporated thoughtfu l  landscape 
and reta in ing wal l  mater ia ls  which wi l l  compl iment the ex ist ing nat ive Northwestern s i te 
landscape a long the Greenway approach.   The extensive landscaping consist ing of  ex ist ing 
and new trees and groundcover a long the rear  faces and adjacent to the north property  l ine 
fur ther  sof tens and mit igates the rear  facades to e l iminate any sense of  “back of  house”.  
The bui ld ings have a lso been thoughtfu l ly  s i tuated and back of  house bui ld ing facades 
fur ther  ref ined to add int r igue as pedestr ians and cycl ists approach the breezeway (see 
fo l lowing perspect ives for  approach images) .
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.1NORTH EAST APPROACH PERSPECTIVE # 6.1

SECTION 6: THE GREENWAY

NORTH EAST 

APPROACH 

PERSPECTIVE # 6.1

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.2NORTH EAST APPROACH PERSPECTIVE # 6.2

SECTION 6: THE GREENWAY

NORTH EAST 

APPROACH 

PERSPECTIVE # 6.2

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.3CENTRAL APPROACH PERSPECTIVE # 6.3

SECTION 6: THE GREENWAY

CENTRAL APPROACH 

PERSPECTIVE # 6.3

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.4CENTRAL APPROACH PERSPECTIVE # 6.4

SECTION 6: THE GREENWAY

CENTRAL APPROACH 

PERSPECTIVE # 6.4

KEYPLAN
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 6.5CENTRAL APPROACH PERSPECTIVE # 6.5

SECTION 6: THE GREENWAY

CENTRAL APPROACH 

PERSPECTIVE # 6.4

KEYPLAN
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T UA L AT I N ,  O R 7.0PEDESTRIAN AND BIKE CIRCULATION NARRATIVE

SECTION 7:  PEDESTRIAN & BIKE PATHS

PEDESTRIAN AND BIKE CIRCULATION NARRATIVE

The Master  Plan prov ides for  pedestr ian and bicycle c i rculat ion throughout the s i te v ia ser ies 
of  shared pathways and s idewalks that  range f rom 5 feet  in  width 14 feet  in  width. 

Greenway Tra i l
These pathways connect in wi th ex ist ing and planned faci l i t ies in and around the development 
s i te .  The Tualat in River  Greenway easement prov ides a much needed a l ternat ive connect ion 
necessary to complete a v i t a l  pedestr ian and bicycle l ink between those port ions of  the 
community  located East  and West of  Interstate 5.  The design includes opportuni t ies for 
pedestr ian respi te areas and r iver  over looks as wel l  connect ions to the center  and the adjacent 
res ident ia l  development to the north .

East-West Connect ion
The enhance pedestr ian corr idor that  runs east-west through the s i te just  south of  the pr imary 
bui ld ing is  compr ised of  a 12 foot  min imum clear  pedestr ian zone and a mixture of  hardscape, 
seat ing and landscape improvements that  prov ide opportuni ty  for  respi te and gather ing a long 
the ent i re length.  This corr idor prov ides the community  the opportuni ty  to extend the ex ist ing 
Artwalk into the development .  This are a lso prov ides the community  the opportuni ty  to extend 
the ice age t ra i l  onto the s i te ,  complete with a proposed mastodon sculpture designed to assist 
wi th interpret ing the r ich h istory of  the community.  Landscape Plan L 1.7 included as part  of 
Exhib i t  O prov ides more deta i l  on the plant ing and design.

Pedestr ian Circulat ion
The Appl icant  understands the proposed condi t ion of  approval  concerning s ix  foot  wide 
s idewalks and wi l l  redesign the park ing f ie lds to accommodate th is request .  A typical  deta i l 
on how th is wi l l  be accompl ished is  shown to the lef t / r ight .  The s i te is  compr ised of  ex ist ing 
development that  wi l l  be enhanced with new bui ld ings and amenit ies .  Port ions of  the s i te 
that  current ly  ex ist  wi th 5 foot  wide s idewalks that  are not  proposed to be a l tered include 
the f rontage of  bui ld ing A and adjacent Banner Bank,  there is  a lso a conf l ict ing publ ic works 
condi t ion for  the “ loop road” that  cal ls  for  a 6’  landscape and 5’  walk .  These areas are c lear ly 
ident i f ied with in the at tached exhib i t .

Bike Faci l i t ies:
The development accommodates a l l  of  the required bike park ing,  a tota l  of  a 147 spaces that 
have been dist r ibuted throughout the s i te a pr imary entrance points and at  each bui ld ing.   
AR B Sheet A7.10  prov ides for  the design and locat ion of  each proposed space.  The design 
prov ides 77 uncovered park ing spaces using a standard u-design rack and prov ides for 
74 covered spaces using a hanging bike rack that  is  col located with the proposed t rash 
receptacles.  Bike park ing is  prov ided for  a long the planned greenway t ra i l  to prov ide bicycl ists 
t ravel ing the corr idor the opt ion of  locking thei r  b ikes up and t ravel ing into the center  on foot . 
The f ina l  design of  the s i te wi l l  address the recommended condi t ion of  approval  to prov ide 
s ignage di rect ing bicycl ists to the bike racks throughout the s i te . 
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M G 2  N o   1 3 - 0 2 3 6 - 0 1

S h e e t  N o
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SW  N Y B E R G  R D , 
T UA L AT I N ,  O R 8.0WALKWAY WIDTH NARRATIVE

SECTION 8: PARKING SPACES

ALTERNATION TO 6' SIDEWALK (TYPICAL)
SCALE: 1"=20'

ARB SITE PLAN 5' SIDEWALK (TYPICAL)
SCALE: 1"=20'

WALKWAY WIDTH NARRATIVE

Pedestr ian Circulat ion
The Appl icant  understands the proposed condi t ion of  approval  concerning s ix  foot  wide 
s idewalks and wi l l  redesign the park ing f ie lds to accommodate th is request .  A typical  deta i l 
on how th is wi l l  be accompl ished is  shown to the lef t / r ight .  The s i te is  compr ised of  ex ist ing 
development that  wi l l  be enhanced with new bui ld ings and amenit ies .  Port ions of  the s i te 
that  current ly  ex ist  wi th 5 foot  wide s idewalks that  are not  proposed to be a l tered include 
the f rontage of  bui ld ing A and adjacent Banner Bank,  there is  a lso a conf l ict ing publ ic works 
condi t ion for  the “ loop road” that  cal ls  for  a 6’  landscape and 5’  walk .  These areas are c lear ly 
ident i f ied with in the at tached exhib i t .
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SECTION 8: PARKING SPACES
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SECTION 9:  RETAINING WALLS

RETAINING WALL NARRATIVE

EXAMPLE IMAGES

TYPICAL RETAINING WALL (SEE CIVIL PLANS FOR ALL LOCATIONS)

TYPICAL RETAINING WALL W/ FALL PROTECTION

TYPICAL FALL PROTECTION FENCE

Because the project  is  a redevelopment of  an ex ist ing center  that  expands into new areas i t 
was di f f icu l t  to design and grade the s i te to work with ex ist ing grades,  address stormwater 
concerns,  accommodate ADA requirements,  and balance the cut  and f i l l .  As a resul t  some area 
of  the s i te necessi tate reta in ing wal ls .  Attached is  an exhib i t  that  deta i ls  where the wal ls  are 
required,  how high they are and how they are proposed to be constructed.  The wal ls  on the 
north s ide of  the s i te are keystone reta in ing wal ls  wi th fa l l  protect ion fencing on top.  The 
proposed wal l  south of  the Nyberg Street  improvements is  a cast- in-p lace wal l .  This wi l l  be 
constructed in the f ina l  ODOT ROW and wi l l  be permit ted through ODOT. The wal ls  are a lso 
shown in more deta i l  on Sheets C3.0 through C3.2 of  Exhib i t  O.
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SECTION 10:  LANDSCAPING

CARDNO LANDSCAPE ARCHITECT MEMO

5415 SW Westgate Drive 
Suite 100 
Portland, Oregon 97221 
USA 

Phone  (503) 419-2500 
Fax (503) 419-2600 
 
 
www.cardno.com  

 
 
 
 

MEMORANDUM 
 

Australia  ●  Belgium   ●   Indonesia  ●  Kenya  ●  New Zealand  ●  Papua New Guinea  
United Arab Emirates  ●  United Kingdom  ●  United States  ●  Operations in 60 Countries 

To: Tualatin Architectural Review Board 
 C/O Clare Fuchs, AICP 
 
From: Bruce Powers, ASLA 

Landscape Service Group Leader 
 
Date: December 9, 2013 
 
Project: Nyberg Rivers Architectural Review 
Re: Landscape Architecture Design 
 
 
This memo has been prepared in response to comments concerning landscape architectural 
issues provided by the City of Tualatin Architectural Review Board (ARB) at the December 3rd 
Hearing for Nyberg Rivers Development.  

The ARB requested clarification of plant selection for the ODOT ROW. 

The landscape plant selection for the ODOT ROW in question was developed to provide 
additional screening per the City of Tualatin’s request. Our design intent was to utilize plant 
material that respected the proposed site design theme and provided continuity in native plant 
material. The ODOT Guidelines for Visual Resource Management, Landscaping, and Hardscaping 
(2006) provided direction and reference for planting design consideration in the ROW. The 
landscape architecture team consulted with Magnus Bernhardt, ODOT Region One Landscape 
Architect, in regards to the landscape plan selection. At his direction, we will submit the ROW 
planting to ODOT in a separate submittal for review and comment. These comments will be 
incorporated in the final documentation. 

The ARB requested clarification on how the landscape design meets public safety guidelines. 

The Site Plan includes an abundance of pedestrian areas that provide safe and convenient 
linkages to all project buildings, surrounding roadways, and adjacent sites. Sidewalks are 
provided along all primary building facades and provide generous widths to facilitate circulation. 
Designated pedestrian pathways are designed across the parking fields to provide linkages to the 
adjoining roadway and all buildings within the development. These pathways are lined with 
landscaping that will provide pedestrian protection and shade while respecting the need for 
appropriate view corridors.  

The Site Plan is designed with designated pedestrian pathways and sidewalks to access the site. 
Three north-south pedestrian accessways are provided from Nyberg Street. These accessways 
are designed as protected and landscaped sidewalks across the parking fields and connecting 
directly to the primary storefronts. The central-most north-south pedestrian connection that 
bisects the site provides a pedestrian/bicycle connection from Nyberg Street to the Tualatin River 
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shared pathway easement. Sidewalks are provided alongside Street “A” from Boones Ferry Road 
and along the Seneca Street extension from Martinazzi Avenue.  

The Site Plan is designed to provide multiple areas for pedestrian and bicycle access. Bicycles can 
access the site via any of the driveway connections.  The Seneca Street extension and Street “A” 
are planned with bicycle facilities. The east-west connection in front of the storefronts is planned 
to create a comfortable environment for bicyclists. A north-south shared pathway is planned 
along the divided access drive. 

The Site Plan includes three shared pathways easement locations to accommodate future multi-
use pathways. A Shared Pathway Easement is planned within the natural area immediately 
adjacent to the Tualatin River and continuing to the west. A second shared pathway easement is 
designated in the open space areas between the Primary Development Area and Future 
Development Area. This shared pathway easement provides a north-south connection between 
Seneca Street and Boones Ferry Road.  A third shared pathway easement, running north-south, is 
provided alongside the divided entry drive from Nyberg Street. The shared pathway easements 
are planned to accommodate a 12-ft wide paved pathway with 2 feet of clearance on both sides. 
Landscaping along these pathways will allow for safe view corridors and wayfinding through 
appropriate use of plant material and groundcovers that do not block views or create areas for 
unwanted refuge.  (Refer to Sheet 7.0) 

 

The ARB requested clarification on the selection of plant material for this development.  

The proposed plant material shown on the Landscape Planting Plan have been selected to meet 
the requirements of the specific region of the Pacific Northwest, where the climate consists of 
mild rainy winters with relatively warm, dry summers. The trees include: oaks, maples and ash, 
which have been selected due to their ability to cast a moderate to dense shade in the summer, 
live over 60 years, do well in an urban setting, reduce atmospheric CO2, reduce stormwater 
runoff,  require little maintenance, be resistant to drought conditions, and yield no fruit. Tree 
and shrub species consist of ornamental and native plants specific to this region.  

The plant palate for this site spans two different ecologies representative of the Pacific 
Northwest. Plants were selected from each ecological zone based on their resilience and 
tolerance of extremes within their native habitats, their ability to adapt and flourish in the harsh 
conditions and whether they could survive in the constrained planters of parking lots and urban 
centers.  

The plant materials identified in the Nyberg Rivers Master Plan meet the requirements for 
commercial development within the City of Tualatin. Parking lot trees fully comply under TDC 
Section 73.360(7). 
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The trees selected for this project will achieve a height of 30 feet or more at maturity. These 
include Marshall Ash (to 50), Armstrong Maple (45’), Urbanite Ash (to 60’), and Red Sunset 
Maple (to 50’). 

The trees selected for this project are large canopy varieties that will cast moderate to dense 
shade in the summer. These species include Marshall Ash (to 50’) and Red Sunset Maple (35’+). 

Urbanite Ash, Marshall Ash, Red Sunset Maple and Armstrong Maple can live for 60 years or 
more. 

Marshall Ash, Urbanite Ash, Red Sunset Maple and Armstrong Maple, are pollution tolerant and 
can handle direct and reflective heat for extended periods of time. Armstrong Maple, Red Sunset 
Maple, and Urbanite Ash are approved City of Tualatin street trees. 

Marshall Ash, Urbanite Ash, Red Sunset Maple and Armstrong Maple are known for mechanically 
strong branches and crotches, resistance to insects and disease, and will require little pruning to 
maintain their shape and a healthy canopy. For these reasons, the City of Tualatin has selected 
them for use as street trees. 

Marshall Ash, Urbanite Ash, Red Sunset Maple and Armstrong Maple are sterile and will not 
produce fruit, nuts, or cones in the parking lot area. 

In order to increase the canopy coverage and maturation period, ornamental and columnar 
plants will be reserved for plaza spaces and building frontages where signage and canopy 
conflicts do not afford room for canopy trees. Large canopy trees such as Ash and Maple will be 
utilized in the parking lot landscape planter islands based on a proven track record in constrained 
landscapes here in the Northwest, their acceptance by the city of Tualatin as street trees and 
past professional experience. 

The Nyberg Rivers Site Plan illustrates a similar approach to landscape in the parking lot’s 
diamond planters, with some major enhancements compared to the design at Nyberg Woods. 
The City of Tualatin requires under TDC Section 73.360(1) that a landscape planter island area 
shall be ‘a minimum of 25 square feet’...’shall be protected by curbs’…‘dispersed throughout the 
parking area’…’and planted with a tree that meets the parking lot shade tree requirements’ 
outlined in 73.360(7) above. Twenty-five square feet plus the 6” curb equals a planter well with 
an outside dimension of 6’x6’. No soil depth is required under the code. The planter diamonds at 
Nyberg Rivers will meet the required inside dimensions of 5’x5’ with a design depth of 18”. This 
area measures 25 sf with a volume of 37.5cf. An additional gravel storage layer below the soil will 
measure 5’x5’x9”, adding 18.75cf. This pipe network will be connected to the parking lot storm 
system to improve planter drainage. The total volume of soil and drainage system for the root 
zone of each tree in the improved planter is 56.25cf. The perforated pipe installed at the bottom 
of each planter pit within the gravel storage layer will improve soil drainage and provide 
additional room for deeper root growth. Shallow surface rooting and heaving pavement will not 
be a lingering concern, and the tendency for ‘bathtubs’ during the winter months will be 
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ROOT ZONE CROSS SECTION STAFF PROPOSED CONDITIONS OF APPROVAL FOR LANDSCAPE

“The appl icant  shal l  coordinate a l l  proposed landscape plant ings with in the Interstate 5 ROW 
with the ODOT Region 1 Landscape Archi tect  for  f ina l  approval .  P lant ings shal l  be consistent 
wi th ODOT Guidel ines for  Visual  Resource Management ,  Landscaping,  and Hardscaping (2006) 
and be selected to ensure long-term v iabi l i ty.”
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MEMORANDUM  
 

Date: December 6, 2013 Project #: 12116 

To: Tualatin Architectural Review Board 

From: Mark Vandehey, P.E. and Chris Brehmer, P.E. 
Project: Nyberg Rivers 
Subject: Response to ARB Question on Main Entry Median Design 
 

At the December 3, 2013 Architectural Review Board (ARB) hearing for the Nyberg Rivers project, the 
following comment was raised regarding the median treatment within the main site access off of 
Nyberg Road: 

Can the north end of the median within the main site entry be enlarged to accommodate 
additional trees and plantings? 

Response: 

The median planting area cannot be enlarged to accommodate additional trees and plantings without 
reducing vehicle queue storage area. The proposed median design shown on the site plan was sized to 
accommodate projected peak queuing needs within the main entry area. Enlarging the median planting 
area as suggested by the ARB discussion question would reduce the amount of available area to 
accommodate southbound left-turn vehicle queues onto Tualatin-Sherwood Road. 

As part of the April 2013 Nyberg Rivers Transportation Impact Study, a detailed vehicle queuing analysis 
was prepared for the main Nyberg Rivers access off of SW Nyberg Road/SW Tualatin-Sherwood Road. 
Based on the amount of traffic estimated to be generated by the Nyberg Rivers development during 
peak time periods and the coordinated traffic-signal timing in use along SW Tualatin-Sherwood. More 
specifically the southbound left-turn storage lanes were designed to accommodate the estimated peak 
(95th percentile) vehicle queues. This is graphically illustrated in Exhibit 1. While the full use of the 
queuing area is limited to very short portions of the projected peak demand experience on site, we 
believe it is in the City’s best interest to accommodate the peak demand to provide the functionality 
intended by the City’s “Loop Road” as well as good circulation within the Nyberg Rivers development. 

Nyberg Rivers Project #: 12116 
December 6, 2013 Page 2 

Kittelson & Associates, Inc.  Portland, Oregon 

Exhibit 1 - 95th Percentile Queue Estimate for Exiting Site Vehicles 

 

In summary, we recommend that the queue storage areas associated with the currently designed 
median treatment be maintained.  
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OWNER NARRATIVE ON SITE DESIGN PROGRESSION

General  Summary
The current  s i te p lan before the board is  the resul t  of  over  18 months of  work.  I t  was arr ived 
at  in  c lose coordinat ion with City  staf f  and the community.  The overa l l  design of  the s i te , 
p lacement of  bui ld ings,  landscaping and t ravel  corr idors was f ine-tuned and approved through 
the master  p lan process rev iewed by and approved unanimously by the City  Counci l .  As noted 
prev iously  the s i te is  redevelopment of  an ex ist ing commercia l  center,  thus there are ex ist ing 
bui ld ings and corresponding lease agreements that  need to be addressed that  impact the 
overa l l  s i te design.  Addit ional  factors that  impact the design of  the s i te include the speci f ic 
requirements of  each of  the tenants that  have been selected for  the center,  each of  who have 
thei r  own requirements for  park ing,  landscaping as wel l  as bui ld ing design and or ientat ion.

The design team of  landscape archi tects ,  archi tects ,  engineers and planners worked closely  for 
near ly  a year  to ident i fy  constra ints and develop a s i te p lan that  meets the needs of  the tenants 
and a lso incorporates the aspirat ions of  the community.

Deta i led Progression
The fo l lowing is  a deta i led summary per the Archi tectura l  Review Board request  to obta in a 
better  understanding of  how the Si te Plan has evolved.   The project  or ig inal ly  star ted as a 
KMART replacement project  which included:  replacing the ex ist ing KMART Tenant wi th a new 
large box reta i l  tenant ,  bui ld ing an of f ice bui ld ing in the N E corner of  the s i te and adding a 
smal ler  mid-box bui ld ing adjacent to the ex ist ing KMART Bui ld ing.  

Another opportuni ty  presented i tse l f  -  a  wel l -known reta i ler  was interested in locat ing at 
th is  s i te .   This would be the only  locat ion they would have in th is Region and th is faci l i ty 
would serve the Oregon and SW Washington Market .   This was a t remendous opportuni ty  for 
the property,  CenterCal  and the City  of  Tualat in .   From th is point  numerous s i te p lans were 
prepared and evaluated,  which led to the knowledge i t  would be necessary to add the McBale 
Property.   Without the McBale property  the s i te requirements for  th is  tenant could not  be met 
in fu l l :   The tenant required facing I5,  500 park ing spaces and prominent v is ib i l i ty  a long with 
great  access and c i rculat ion.   The new si te design began to take shape adding in the McBale 
property  which now al lowed for  the expansion of  addi t ional  reta i lers and pad s i tes.    Dur ing 
th is t ime per iod we worked closely  wi th the City  and began incorporat ing the envis ioned 
shared pathways and to extend the pedestr ian connect ion with in the project  as wel l  as to the 
surrounding neighborhoods,  we a lso were chal lenged to include a t ransportat ion l ink f rom 
Nyberg Road to Boones Ferry.   We were then asked to incorporate a centra l  open space feature 
that  would be the focal  point  of  the project .   We have taken that  request  and expanded i t  by 
making the centra l  open space an act ive space which br ings the shared pathway’s ,  paseo’s and 
bui ld ings together as one which wi l l  now be anchored by a 16’  Mastodon giv ing respect to the 

City ’s  Ice Age Tra i l .  

Dur ing th is design per iod we took a progressive approach to meet wi th the Archi tectura l  Review 
Board pr ior  to making appl icat ion.   In  response to the input we received,  we were able to 
incorporate many of  the design requests into of  the center,  and some of  the requests could not  be 
incorporated because of  i ts  overa l l  impact to tenants and other s i te restr ict ions.  Thorough design 
analys is and considerat ion was made in an ef for t  to incorporate these requests ,  yet  we were unable 
to meet a l l  the requests due to the s igni f icant  s i te constra ints .   However,  we did enhance the main 
entry  and placed fur ther  design emphasis on to the main ax is .   We expanded and enhanced the 
main entry  design by widening the pathway and landscaping prov id ing a greater  sense of  arr iva l .  
We were a lso asked to expand on the pedestr ian connect ions f rom bui ld ing to bui ld ing – which 
we did.   We were asked to increase the landscaping in the park ing lot  – we increased the number 
of  landscape is lands and we increased the width of  the landscape diamonds which resul ted in the 
loss of  50 park ing spaces and the removal  of  an 8,000 sf  bui ld ing f rom the project .   We were a lso 
asked to add Low impact design for  storm water  t reatment where we could – which we did.   We also 
expanded on the open space feature and have prov ided more design features with in i t  and adjacent 
to i t .  

From here we proceeded to seek approval  of  the Si te Design thru the Master  Plan Appl icat ion 
Process.   Again we were chal lenged to reduce the number of  dr ive thru faci l i t ies – we responded 
again by removing the dr ive thru restaurant  and replacing i t  wi th another s i t  down restaurant .  
Dur ing th is process we were a lso asked to expand and enhance the pedestr ian connect ions in f ront 
of  the main bui ld ings – which we did by prov id ing a 12’  c lear  pathway.    At  the end of  th is  process, 
the City  Counci l  subsequent ly  approved the Si te Plan design v ia a Master  Plan f ina l  decis ion.

Response to Concerns about City  Goals f rom the Master  Plan 
The Appl icant  received approval  of  a Master  Plan for  the project  which required demonstrat ing 
conformance with a l l  appl icable City  of  Tualat in code and comprehensive plan goals and cr i ter ia . 
The Master  Plan included s igni f icant  deta i l  regarding the proposed bui ld ing locat ion,  design as 
wel l  as s i te p lan improvements including landscaping and pedestr ian improvements.  Dur ing th is 
process,  Ci ty  Counci l  and staf f  found that  the Master  Plan as approved with condi t ions met the 
City ’s  requirements ar t icu lated with in the Comprehensive Plan and Code.  The current  AR B proposal 
has been ref ined to address the condi t ions of  approval  to assure the proposed development is 
consistent  wi th the Master  Plan,  Comprehensive Plan and Development Code.  Ci ty  staf f  has found 
and prov ided a formal  recommendat ion that  the proposal  as condi t ioned is  consistent  wi th these 
requirements.  With in the or ig inal  Submit ta l  the Appl icant  has included Exhib i t  A which prov ides 
deta i led responses how the appl icat ion meets c i ty  requirements.  This supplemental  package 
prov ides addi t ional  deta i l  demonstrat ing compl iance with City  requirements. 
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HISTORICAL SOCIETY REVIEW/MEMO
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