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l. INTRODUCTION

Pacific NW Properties proposes to construct an industrial park, Tualatin Business Park, with three
speculative multi-tenant Buildings 1-3 respectively of 36,648 square feet (sq ft), 32,985 sq ft, and
30,000 sq ft for a total of 99,633 sq ft. SW 112" Avenue bisects the site development area of 6.99
acres into the 2.58-acre west Site A (19871 SW 112th Ave; Lot 200), which has Building 1, and the
4.41-acre east Site B (11120 SW Myslony St; Lot 300), which has Buildings 2 and 3.

The disturbed but undeveloped site, previously known as the Walgraeve Property, is roughly centered
along SW 112™ Avenue and bound by SW Myslony Street to the north and Franklin Business Park
Buildings C and D / Lots 3, 6, and 5 (east to west) to the south.

The City had approved site development almost identical in plan to that presently proposed through
AR-08-10 on July 3, 2008; however, the approval expired December 31, 2012.

The neighborhood/developer meeting was on October 14, 2014. Staff received no letters of comment
from property owners within 1,000 feet (ft) of the subject property, including pursuant to Tualatin
Development Code (TDC) 31.064(1) within any residential subdivisions platted through the City,
during the comment period that ended January 27, 2015.

[I.  CONDITIONS OF APPROVAL

Based on the Findings and Conclusions presented, AR-15-01 is approved, subject to the following
Architectural Review conditions:

AR-1 Prior to obtaining a building permit, the applicant shall submit revised plans as hard copy sets
—two in plan size (24 x 36 inches), two in ledger (11 x 17 inches), and one in letter (8%2 by 11
inches) — and in Adobe PDF for review and approval to the Planning Division with the following
changes:

a. To meet the requirement of 73.227(6)(b)(iii), exterior storage areas shall be enclosed by a
sight obscuring fence or wall at least 6 feet in height.

AR-2 a. To meet the requirement of 73.100(2), all building exterior improvements approved through
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the Architectural Review Process shall be continually maintained including necessary
painting and repair so as to remain substantially similar to original approval through the
Architectural Review Process, unless subsequently altered with Community Development
Director approval, as a condition of approval.

b. To meet the requirement of 73.100(1), all landscaping approved through architectural
review (AR) shall be continually maintained, including necessary watering, weeding,
pruning and replacement, in a manner substantially similar to that originally approved by
the AR decision, unless subsequently altered through AR.

AR-3 The applicant shall make the site development comply with the noise limits of 63.051(1).

AR-4 The applicant shall separately from this AR submit sign permit applications for any proposed
signage.

AR-5 The applicant shall comply with the incorporated Public Facilities Recommendation (PFR) from
the Engineering Division.

Notes:
e The plan size (24 x 36 inches) and ledger (11 x 17 inches) plan sets must be folded, not rolled.

e The plan sets for the Planning Division must contain sheets relevant to AR conditions of
approval while also not being a full building permit set. For example, because the Planning
Division needs no erosion control or roof framing plan sheets, exclude them.

e Following Planning Division approval of revised plans and when the constructed site is ready,
the applicant must contact the Planning Division for a site inspection in order to obtain a
certificate of occupancy (CO). This inspection is separate from inspection(s) done by the
Building Division. Staff recommends scheduling a Planning inspection at least three business
days in advance of the desired inspection date.

[ll.  FINDINGS

Reviewing this application in terms of the Tualatin Development Code (TDC) and other ordinances,
the following findings are relevant. All references are to sections in the TDC unless otherwise noted.

A. Previous Land Use Actions:

e AR-08-10 approved site development almost identical in plan to that presently proposed
through this AR-15-01, but the recession of December 2007 through June 2009 stalled the
project, which did not achieve substantial construction, and the approval expired December
31, 2012.

e Property Line Adjustment PLA-07-07.

B. Other Permit Actions:
ER File 06-003055: CWS approved wetland fill and payment as mitigation.


http://www.tualatinoregon.gov/planning/signs
http://www.tualatinoregon.gov/developmentcode
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C. Planning Districts and Adjacent Land Uses:

The subject property is located in the General Manufacturing (MG) Planning District where
manufacturing, warehousing/distribution, wholesaling and other uses are permitted pursuant to
TDC 61.020.

Adjacent planning districts and land uses are:

N: MG / FD-10 undeveloped Walgraeve Property (Lot 550), the southern portion of which
is within city limits and the remainder within unincorporated Washington

County
E: MG undeveloped (Pascuzzi Investment LLC Property)
S: MG Franklin Business Park Buildings C and D
W: MG Tualatin Yards, LLC

D. Lot Sizes:

61.050

(1) The minimum lot area shall be 20,000 square feet.

(2) The minimum lot width shall be 100 feet.

(3) The minimum average lot width at the building line shall be 100 feet.

(4) The minimum lot width at the street shall be 100 feet.

(5) For flag lots, the minimum lot width at the street shall be sufficient to comply with at
least the minimum access requirements contained in Section 73.400(9) to (12).

(6) The minimum lot width at the street shall be 50 feet on a cul-de-sac street.

31.060 “Definitions:”

“Lot Line, Rear.” A lot line which is opposite and most distant from the front lot line
and, in the case of an irregular, triangular, or other-shaped lot, a line ten feet in length
within the lot, parallel to and at a maximum distance from the front lot line. On a corner
lot, the shortest lot line abutting adjacent property that is not a street shall be
considered a rear lot line.

“Lot Width.” The horizontal distance between the side lot lines, ordinarily measured
parallel to the front lot line, at the center of the lot, or, in the case of a corner lot, the
horizontal distance between the front lot line and a side lot line.

“Lot Width, Average.” The sum of the length of the front lot line and the rear lot line
divided by 2.

Lots 200 and 300 are 2.57 and 4.42 acres respectively, exceeding the requirement of (1). Lots
200 and 300 have minimum average lot widths of 374.4 and 368.6 feet (ft) respectively, and
meet the requirements of (2) and (3). Lots 200 and 300 have lot widths along SW 112"
Avenue and SW Myslony Street respectively of 386.3 and 407.8 ft respectively, meeting the
requirement of (4). Because neither lot is a flag lot, the requirement of (5) is not applicable.
Lot 300 borders a cul-de-sac, SW Myslony Street, and because it meets the requirement of (4)
it also meets the requirement of (5).


http://www.tualatinoregon.gov/developmentcode/tdc-chapter-61-general-manufacturing-planning-district-mg
http://www.tualatinoregon.gov/developmentcode/tdc-chapter-61-general-manufacturing-planning-district-mg#61.020
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Setback Requirements:

61.060(1) Front yard. The minimum setback is 30 feet. When the front yard is across the
street from a residential or Manufacturing Park (MP) District, a front yard setback of 50’
is required.

61.060(2) Side yard. The minimum setback is 0 to 50 feet, as determined through the
Architectural Review process.

61.060(3) Rear yard. The minimum setback is 0 to 50 feet as determined through the
Architectural Review process. When the rear yard is adjacent to a property line or
across the street from aresidential or Manufacturing Park (MP) district, a rear yard
setback of 50 feet is required.

61.060(4) Corner lot yards. The minimum setback is the maximum setback prescribed
for each yard for a sufficient distance from the street intersections and driveways to
provide adequate sight distance for vehicular and pedestrian traffic at intersections and
driveways, as determined through the Architectural Review process.

Based on the above definitions and as shown on the site plan, the setbacks in feet are:

Attribute | Yard Front Rear Side 1 (Left) | Side 2
Lot 200: | Direction | East: West South North
Bldg 1 Minimum | 30 Oto 50 Oto 50 Oto 50
Required
Proposed | 123.0 31.0 40.0 51.0
Lot 300: | Direction | Two: SW Myslony St | South East n/a
Bldg 2 (North) & SW 112"
Ave (West)
Minimum | Sight Distance 0to 50 0to 50 n/a
Required
Proposed | Myslony: 45.0 60.0 n/a, deeper | n/a
112" 69.0 than Bldg 3
Lot 300: | Direction | Two: SW Myslony St | South East n/a
Bldg 3 (North) & SW 112"
Ave (West)
Minimum | Sight Distance 0to 50 0to 50 n/a
Required
Proposed | Myslony: 75.0 132.5 5.0 n/a
112" n/a, deeper
than Bldg 2

The proposal exceeds the minimum requirements.

61.060(5) The minimum parking and circulation area setback is 5 feet, except when a
yard is adjacent to public streets or Residential or Manufacturing Park District, the
minimum setback is 10 feet.
None of the lots adjoins a residential or MP Planning District. The site plans illustrate parking
and circulation area setbacks of at least 5 ft. The proposal meets the requirement.

61.060(8) No fence shall be constructed within 10 feet of a public right-of-way.
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Because no existing fence is within 10 ft of a public right-of-way (ROW), and the site plans
propose no fencing, the requirement does not apply.

F. Structure Height:

61.080(1) Except as provided in subsection (2), (3) or (4) of this Section, no structure
within an MG District shall exceed a height of 60 feet and flagpoles which display the
flag of the United States of America either alone or with the State of Oregon flag shall
not exceed 100 feet above grade provided that the setbacks are not less than a distance
equal to one and one-half times the flagpole height.

The elevations (Sheets 1A3.1, 21A3.1, and 31A3.1) show building heights in ft:

Bldg | Proposed
1 30.0
2 24.5
3 27.5

The proposal meets the requirement.

G. Site Planning:

73.050(1)(a) The proposed site development, including the site plan, architecture,
landscaping and graphic design, conforms to the standards of this and other applicable
City ordinances, insofar as the location, height, appearance, etc. of the proposed
development are involved.

Staff has reviewed this project based on TDC standards and other applicable general
ordinances of the City of Tualatin. The proposed location, height, appearance, etc. of the
development comply with the TDC and other applicable general ordinances as identified in this
report, and with applicable conditions of approval will be in compliance.

73.160 The following standards are minimum requirements for commercial, industrial,
public and semi-public development and it is expected that development proposals
shall meet or exceed these minimum requirements.

73.160(1) Pedestrian and Bicycle Circulation.

(b) For Industrial Uses:

(i) a concrete or asphalt paved pedestrian walkway shall be provided from the main
building entrance to sidewalks in the public right-of-way and other on-site buildings and
accessways. The walkway shall be a minimum of 5 feet in width.

(i) walkways through parking areas, drive aisles and loading areas shall have a different
appearance than the adjacent paved vehicular areas.

(iii) accessways shall be provided as a connection between the development’s walkway
and bikeway circulation system and an adjacent bike lane.

(v) Outdoor Recreation Access Routes shall be provided between the development's
walkway and bikeway circulation system and parks, bikeways and greenways where a
bike or pedestrian path is designated.
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(d) Accessways shall be a minimum of 8 feet wide and constructed in accordance with
the Public Works Construction Code if they are public accessways, and if they are
private accessways they shall be constructed of asphalt, concrete or a pervious surface
such as pervious asphalt or concrete, pavers or grasscrete, but not gravel or woody
material, and be ADA compliant, if applicable.

(e) Accessways to undeveloped parcels or undeveloped transit facilities need not be
constructed at the time the subject property is developed. In such cases the applicant
for development of a parcel adjacent to an undeveloped parcel shall enter into a written
agreement with the City guaranteeing future performance by the applicant and any
successors in interest of the property being developed to construct an accessway when
the adjacent undeveloped parcel is developed. The agreement shall be subject to the
City's review and approval.

(f) Where a bridge or culvert would be necessary to span a designated greenway or
wetland to provide a connection to a bike or pedestrian path, the City may limit the
number and location of accessways to reduce the impact on the greenway or wetland.
(g) Accessways shall be constructed, owned and maintained by the property owner.

31.060

Accessway. A non-vehicular, paved pathway designed for pedestrian and bicycle use
and providing convenient linkages between a development and adjacent residential and
commercial properties and areas intended for public use such as schools, parks, and
adjacent collector and arterial streets where transit stops or bike lanes are provided or
designated. An accessway is not a sidewalk.

Outdoor Recreational Access Route. A pedestrian path that provides access to a
recreation trail. These trails are on City-owned property, exclusive rights-of-way or
easements, but are not necessarily located in a designated greenway. They are typically
1/4 mile or less in length.

Walkway. A pedestrian facility which provides a paved surface for pedestrian circulation
within a development. A walkway may be shared with bicycles and may cross vehicle
areas.

Walkways

As required by the definition of “walkway” above and 73.160(1)(b)(i), Building 1 on Lot 200
needs one walkway, to SW 112" Avenue; Building 2 on Lot 300 needs two, one each to SW
112" Avenue and SW Myslony Street; and Building 3 on Lot 300 needs one, to SW Myslony
Street. The site plan (Sheet Al.1) illustrates that:

e Building 1 has three connections to the public sidewalk along SW 112" Avenue, two of
them as 5-ft wide walkways, and one as an 8-ft wide accessway, exceeding the
walkway minimum requirement.

e Building 2 has two connections, one each to SW 112" Avenue and SW Myslony Street,
the former as an 8-ft accessway and the latter as a 5-ft wide walkway, exceeding the
walkway minimum requirement.

e Building 3 has one connection to SW Myslony Street as a 5-ft wide walkway, meeting
the walkway requirement.
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Accessways

TDC Figure 11-1 “Functional Classification and Traffic Signal Plan” dated January 8, 2013
(Attachment 105) designates the adjoining segments of SW 112™ Avenue as Major Collector
and SW Myslony Street as Industrial Connector. TDC Figures 74-2C & E illustrate the street
design standards (i.e. cross sections) for these classes. Major Collector includes bike lanes,
while Connector doesn’t. No TriMet bus service presently runs along either street segment,
and Figure 11-5 Tualatin Transit Plan illustrates no future transit running along the street
segments. The adjoining street segments have been constructed for approximately six years
to public street standards similar to contemporary City standards, and these segments double
as a designated segment of the regional Ice Age Tonquin Trail (Attachment 109).

Per the definition of “accessway” above, an accessway is required each from Buildings 1 and 2
to SW 112" Avenue because this street segment is among “adjacent collector and arterial
streets where transit stops or bike lanes are provided or designated.”

The site plan illustrates two such accessways 8 ft wide, meeting accessway requirements.
Outdoor Recreation Access Route

None of the Parks and Recreation Master Plan Figure 3-4 (1984), TDC Figure 11-4: Bicycle
and Pedestrian Plan (2013; Attachment 106), TDC Map 72-1 Greenway Locations (Attachment
107), or TDC Map 72-2 Greenway Development Plan: Pedestrian and Bike Path Locations
(2012; Attachment 108) designate a greenway path or trail or any Outdoor Recreational
Access Route through or adjacent to the site development area. For this reason, the
requirements of (1)(b)(v) are not applicable.

73.160(1)(c) Curb ramps shall be provided wherever a walkway or accessway Crosses a
curb.

The site plan illustrates that curb ramps exist wherever a walkway or accessway crosses a
curb, meeting the requirement.

73.160(3)

(a) Locate windows and provide lighting in a manner which enables tenants, employees
and police to watch over pedestrian, parking and loading areas.

(b) In commercial, public and semi-public development and where possible in industrial
development, locate windows and provide lighting in a manner which enables
surveillance of interior activity from the public right-of-way.

(c) Locate, orient and select on-site lighting to facilitate surveillance of on-site activities
from the public right-of-way.

(d) Provide an identification system which clearly locates buildings and their entries for
patrons and emergency services.

(e) Shrubs in parking areas must not exceed 30 inches in height. Tree canopies must
not extend below 8 feet measured from grade.

The elevations illustrate Buildings 1-3 with storefront windows visible from SW 112" Avenue
and SW Myslony Street, and through the electrical site plan (Sheet E1.1) the applicant opts to
provide exterior lighting, meeting the requirements of (a)-(c).



AR-15-01 — Tualatin Business Park
February 18, 2015
Page 9 of 32

The elevations indicate each building with two sets of address numerals, meeting the
requirement of (d).

With proper maintenance and pruning, the proposed planting plans (Sheets L1.1 and L1.2) will
meet the requirement of (e).

73.160(4)(a) On and above grade electrical and mechanical equipment such as
transformers, heat pumps and air conditioners shall be screened with sight obscuring
fences, walls or landscaping.

The site plans shows no rooftop equipment and three at-grade transformers, one adjacent to
each building, and the planting plans illustrate landscaping that screens them, meeting the
requirement.

Note: Any rooftop equipment that the applicant, an owner, or a tenant might propose in the
indefinite future would require compliance with the screening requirement, review such as
Architectural Review (AR), and approval by the Planning Division.

73.160(4)(b) Outdoor storage, excluding mixed solid waste and source separated
recyclables storage areas listed under TDC 73.227, shall be screened with a sight
obscuring fence, wall, berm or dense evergreen landscaping.

Because the applicant proposes no outdoor storage, excluding mixed solid waste and source
separated recyclables storage, the requirement is not applicable.

Note: Any such outdoor storage that the applicant, an owner, or a tenant might propose in the
indefinite future would require compliance with the requirement, review such as AR, and
approval by the Planning Division.

61.075(1) Sound barrier construction shall be used to intercept all straight-line lateral
paths of 450 feet or less between aresidential property within a residential planning
district and any side edge of an overhead door or other doorway larger than 64 square
feet, at a minimum height of eight feet above the floor elevation of the doorway.
Because there exists no straight-line lateral path of 450 or fewer ft between a residential
property within a residential planning district and any side edge of an overhead door or other
doorway larger than 64 sq ft, the requirement is not applicable.

H. Structure Design:

73.050(1)

(b) The proposed design of the development is compatible with the design of other
developments in the same general vicinity.

(c) The location, design, size, color and materials of the exterior of all structures are
compatible with the proposed development and appropriate to the design character of
other developments in the same vicinity.

The vicinity of this project includes the MG District areas on SW 112" Avenue, SW Avery
Court, and SW Tualatin-Sherwood Road including FedX / Kinkos / SurePower (formerly Fine
Arts Graphics), the former Treske building, Tillinghast Sales, and Georgetown Manor; the Hunt
Air facility located on SW Myslony Street to the north of the Franklin Business Park; and
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industrial development on SW Tualatin-Sherwood Road east of SW Avery to SW Teton
Avenue including the UPS facility, the Vitas Building, Air Liquide, Lakeside Lumber, and NW
Door and Supply. Developments in the area utilize a variety of building layouts and exterior
materials. The unifying theme is tilt-up concrete construction. There are existing buildings on
the Franklin Business Park properties, which are not referenced for comparison because they
were constructed prior to AR requirements.

The applicant is proposing tilt-up concrete construction with storefront windows (aluminum
frame and glazed glass) and entries on the east elevation of Building 1 and on the west
elevations of Buildings 2 and 3 and loading areas and landscaping improvements for this
project that are consistent with TDC requirements. Overall, the proposed Tualatin Business
Park Buildings 1-3 provide a design compatible with other industrial development in the
vicinity, meeting the requirement.

73.100(2) All building exterior improvements approved through the Architectural Review
Process shall be continually maintained including necessary painting and repair so as
to remain substantially similar to original approval through the Architectural Review
Process, unless subsequently altered with Community Development Director approval.
To meet the requirement of 73.100(2), all building exterior improvements approved through the
Architectural Review Process shall be continually maintained including necessary painting and
repair so as to remain substantially similar to original approval through the Architectural
Review Process, unless subsequently altered with Community Development Director approval,
as a condition of approval.

73.220(1)

(a) Locate, orient and select on-site lighting to facilitate surveillance of on-site activities
from the public right-of-way or other public areas.

(b) Provide an identification system, which clearly identifies and locates buildings and
their entries.

(c) Shrubs in parking areas shall not exceed 30 inches in height, and tree canopies must
not extend below 8 feet measured from grade, except for parking structures and
underground parking where this provision shall not apply.

Staff examined these requirements as part of 73.160(3).

l. Mixed Solid Waste and Source Separated Recyclables Storage Areas:

73.227(2)(a)(i) The storage area requirement is based on the area encompassed by
predominant use(s) of the building (e.g., residential, office, retail,
wholesale/warehouse/manufacturing, educational/institutional or other) as well as the
area encompassed by other distinct uses. If a building has more than one use and that
use occupies 20 percent or less of the gross leasable area (GLA) of the building, the
GLA occupied by that use shall be counted toward the floor area of the predominant
use(s). If a building has more than one use and that use occupies more than 20 percent
of the GLA of the building, then the storage area requirement for the whole building
shall be the sum of the area of each use.

The proposal is for three speculative multi-tenant buildings of manufacturing use.
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73.227(2)(a)(ii) Storage areas for multiple uses on a single site may be combined and

shared.

The applicant proposes to exercise this option for Buildings 2 and 3 on Lot 300 through a
single trash enclosure.

73.227(2)(a)(v) Commercial, industrial, public and semi-public developments shall
provide a minimum storage area of 10 square feet plus:
office - 4 square feet/1000 square feet gross leasable area (GLA);
Retail - 10 square feet/1000 square feet GLA,;
Wholesale/Warehouse/Manufacturing - 6 square feet/1000 square feet GLA; Educational
and institutional - 4 square feet/1000 square feet GLA; and
other - 4 square feet/1000 square feet GLA.

The applicable rate for Buildings 1-3 is wholesale/warehouse/ manufacturing at 6 sq ft per
1,000 sq ft gross leasable area (GLA) applied as follows:

Lot Building Use | SqFt | Applied Rate Storage Area (Sq Ft)
Required | Proposed
200 1 Industrial | 36,648 | 10 + ([36,648 / 1,000]*6) 229.9 | 240.0
300 2 Industrial | 32,985 | 10 + ([32,985 / 1,000]*6) 207.9
3 Industrial | 30,000 | 10 + ([30,000 / 1,000]*6) 190.0
Total 397.9 | 405.0

The proposal meets the requirement.

73.227(6)(a)
(iv) Exterior storage areas shall not be located within a required front yard setback or in
a yard adjacent to a public or private street.
(v) Exterior storage areas shall be located in central and visible locations on the site to
enhance security for users.
(vi) Exterior storage areas can be located in a parking area, if the proposed use
provides parking spaces required through the Architectural Review process.

(vii) Storage areas shall be accessible for collection vehicles and located so that the
storage area will not obstruct pedestrian or vehicle traffic movement on site or on
public streets adjacent to the site. Storage areas shall be accessible for collection
vehicles and located so that the storage area will not obstruct pedestrian or vehicle
traffic movement on site or on public streets adjacent to the site.
The proposed trash and recycling enclosures are sited such that they meet the requirements.

73.227(6)(b)
(iii) Exterior storage areas shall be enclosed by a sight obscuring fence or wall at least 6
feet in height. In multi-family, commercial, public and semi-public developments
evergreen plants shall be placed around the enclosure walls, excluding the gate or
entrance openings. Gate openings for haulers shall be a minimum of 10 feet wide and
shall be capable of being secured in a closed and open position. A separate pedestrian
access shall also be provided in multi-family, commercial, public and semi-public
developments.
(iv) Exterior storage areas shall have either a concrete or asphalt floor surface.
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Regarding (6)(b)(iii), the site plan illustrates each trash enclosure with a gate opening
exceeding the minimum of 10 ft wide and capable of being secured in a closed and open
position and regarding (iv) shows paved flooring. However, though the site plan illustrates
enclosure walls, because none of the site plan or other application materials provide notation
or elevation view of the height of the walls, and it is unclear from the site plan whether the
walls and gates rise to a height of 6 ft.

For this reason, the applicant needs to provide graphic or written information demonstrating
that the height of the enclosure is at least 6 ft, and staff is applying a condition.

Condition

To meet the requirement of 73.227(6)(b)(iii), exterior storage areas shall be enclosed by a
sight obscuring fence or wall at least 6 feet in height.

73.227(6)(c)

(i) Access to storage areas can be limited for security reasons. However, the storage
areas shall be accessible to users at convenient times of the day, and to hauler
personnel on the day and approximate time they are scheduled to provide hauler
service.

(ii) Storage areas shall be desighed to be easily accessible to hauler trucks and
equipment, considering paving, grade, gate clearance and vehicle access. A minimum
of 10 feet horizontal clearance and 8 feet vertical clearance is required if the storage
areais covered.

(iii) Storage areas shall be accessible to collection vehicles without requiring backing
out of a driveway onto a public street. If only a single access point is available to the
storage area, adequate turning radius shall be provided to allow vehicles to safely exit
the site in a forward motion.

Because the application materials include an undated letter to the applicant from the waste
hauler, Republic Services, confirming that the proposed trash enclosures are sufficient, and
the application materials suggest no covering of the enclosures, meaning unlimited vertical
clearance, the proposal meets the requirements.

J. Landscaping:

73.100(1) All landscaping approved through the Architectural Review Process shall be
continually maintained, including necessary watering, weeding, pruning and
replacement, in a manner substantially similar to that originally approved through the
Architectural Review Process, unless subsequently altered with Community
Development Director approval.

The development will have landscaping to maintain. To meet the requirement of 73.100(1), all
landscaping approved through the Architectural Review Process shall be continually
maintained, including necessary watering, weeding, pruning and replacement, in a manner
substantially similar to that originally approved through the Architectural Review Process,
unless subsequently altered through the AR process.

73.240(3) The minimum area requirement for landscaping for uses in CO, CR, CC, CG,
ML and MG Planning Districts shall be fifteen (15) percent of the total area to be
developed, except within the Core Area Parking District, where the minimum area
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requirement for landscaping shall be 10 percent. When a dedication is granted on the
subject property for a greenway or natural area, the minimum area requirement for
landscaping may be reduced by 2.5 percent from the minimum area requirement as
determined through the AR process.

Because the site development area isn’t within the Core Area Parking District, and the
applicant proposes no dedication for a greenway or natural area, the minimum area
requirement for landscaping is 15%. The site plan cover sheet (Sheet A0.1) lists within the site
data tables total landscaping as follows:

Landscaping Attribute Lot 200 | Lot 300
Parking Landscape Area 2,366 4,074
Landscape Area Total sq ft 18,599 | 31,722
Landscape Area % of Each 16.4% | 16.5%
Lot

The proposal for each lot exceeds the minimum requirement.

73.240(8) Developments not in a Low Density Residential (RL) or Manufacturing Park
(MP) Planning district but which abut an RL or MP Planning District shall provide and
perpetually maintain dense, evergreen landscaped buffers between allowed uses in the
district and the adjacent Low Density Residential (RL) or Manufacturing Park (MP)
Planning District as approved through the Architectural Review process.

Because none of the site development area abuts an RL or MP Planning District, the
requirement is not applicable.

73.240(9) Yards adjacent to public streets, except as described in 73.240(7), shall be
planted to lawn or live groundcover and trees and shrubs and shall be perpetually
maintained in a manner providing a park-like character to the property as approved
through the Architectural Review process.

The planting plans (Sheets L1.1 and L1.2) illustrate the yards along SW 112" Avenue and SW
Myslony Street planted to live groundcover and trees and shrubs in a manner providing a park-
like character, meeting the requirement.

73.240(10) Yards not adjacent to public streets or Low Density Residential (RL) or
Manufacturing Park (MP) Planning Districts shall be planted with trees, shrubs, grass or
other live groundcover, and maintained consistent with a landscape plan indicating
areas of future expansion, as approved through the Architectural Review process.

The planting plans illustrate such yards of the two lots planted with trees, shrubs, grass, or
other live groundcover, meeting the requirement.

73.240(11) Any required landscaped area shall be designed, constructed, installed, and
maintained so that within three years the ground shall be covered by living grass or
other plant materials. (The foliage crown of trees shall not be used to meet this
requirement.) A maximum of 10% of the landscaped area may be covered with
unvegetated areas of bark chips, rock or stone.

The planting plans illustrate that less than 10% of landscaped area is covered with
unvegetated areas of bark chips, rock or stone, meeting the requirement.
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73.260(1)(a) Deciduous shade and ornamental trees shall be a minimum one and one-
half inch (1'%2”) caliper measured six inches (6”) above ground, balled and burlapped.
Bare root trees will be accepted to plant during their dormant season. Trees shall be
characteristically shaped specimens.

The planting plan legends (Sheets L1.1 and L1.2) list four deciduous tree species of at least 2-
inch caliper, exceeding the minimum requirement.

73.260(1)(b) Coniferous trees shall be a minimum five feet (5’) in height above ground,
balled and burlapped. Bare root trees will be acceptable to plant during their dormant
season. Trees shall be well branched and characteristically shaped specimens.

The planting plan legends list a coniferous tree species of 8-inch caliper, exceeding the
minimum requirement.

73.260(1)(c) Shrubs. Evergreen and deciduous shrubs shall be at least one (1) to five (5)
gallon size. Shrubs shall be characteristically branched. Side of shrub with best foliage

shall be oriented to public view.

The landscape plan plant legends list shrub species of 1 to 5 gallon size or equivalent, meeting
the requirement.

73.260(1)(d) Groundcovers shall be fully rooted and shall be well branched or leafed.
English ivy (Hedera helix) is considered a high maintenance material, which is
detrimental to other landscape materials and buildings and is therefore prohibited.

The planting plan plant legends list groundcover species of 1 to 5 gallon size or equivalent and
none of which is English ivy, meeting the requirement.

73.280 Landscaped areas shall be irrigated with an automatic underground or drip
irrigation system.

The irrigation and planting details sheet (Sheet L2.1) confirms an automatic underground
irrigation system, meeting the requirement.

73.290(1) Where natural vegetation has been removed or damaged through grading in
areas not affected by the landscaping requirements and that are not to be occupied by
structures or other improvements, such areas shall be replanted.

Because the site though undeveloped is disturbed, has remaining neither forest nor wetlands
not approved for fill, and in its entirety is either affected by the landscaping requirements or to
be occupied by structures or other improvements, the requirement is not applicable.

73.310(1) A minimum 5-foot-wide landscaped area must be located along all building
perimeters, which are viewable by the general public from parking lots or the public
right-of-way, excluding loading areas, bicycle parking areas and pedestrian
egress/ingress locations. Pedestrian amenities such as landscaped plazas and arcades
may be substituted for this requirement. This requirement shall not apply where the
distance along a wall between two vehicle or pedestrian access openings (such as entry
doors, garage doors, carports and pedestrian corridors) is less than 8 feet.

The landscape plan illustrates building perimeter landscaping at least 5 ft wide along all
building perimeters viewable by the general public from parking lots or the public right-of-way,
excluding loading areas, bicycle parking areas and pedestrian egress/ingress locations, and
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excepting where the distance along a wall between two vehicle or pedestrian access openings
is fewer than 8 ft, meeting the requirement.

73.310(2) Areas exclusively for pedestrian use that are developed with pavers, bricks,
etc., and contain pedestrian amenities, such as benches, tables with umbrellas,
children’s play areas, shade trees, canopies, etc., may be included as part of the site
landscape area requirement.

The applicant has chosen not to exercise this option.

73.310(3) All areas not occupied by buildings, parking spaces, driveways, drive aisles,
pedestrian areas or undisturbed natural areas shall be landscaped.

The landscape plan shows landscaping in all areas not occupied by buildings, parking spaces,
driveways, drive aisles, pedestrian areas or undisturbed natural areas, meeting the
requirement.

73.340(1) A clear zone shall be provided for the driver at ends of on-site drive aisles and
at driveway entrances, vertically between a maximum of 30 inches and a minimum of 8
feet as measured from the ground level, except for parking structures and underground
parking, where this provision shall not apply.

The site and planting plans illustrate no vertical improvement or landscaping that encroaches
upon the minimum vision clearance areas illustrated in Figure 73-2 “Vision Clearance Area,”
meeting the requirement.

73.340(2) Perimeter site landscaping of at least 5 feet in width shall be provided in all
off-street parking and vehicular circulation areas (including loading areas).
(a) The landscape area shall contain:
(i) Deciduous trees an average of not more than 30 feet on center. The trees shall
meet the requirements of 73.360(7).
(ii) Plantings which reach a mature height of 30 inches in 3 years which provide
screening of vehicular headlights year round.
(iii) Shrubs or ground cover, planted so as to achieve 90 percent coverage within
three years.
The landscape plan illustrates for both lots perimeter site landscaping at least 5 ft wide with the
required contents, meeting the requirement.

73.360

(1) A minimum of 25 square feet per parking stall shall be improved with landscape
island areas which are protected from vehicles by curbs. These landscape areas shall
be dispersed throughout the parking area [see 73.380(3)].

(2) All landscaped island areas with trees shall be a minimum of 5 feet in width (60
inches from inside of curb to curb) and protected with curbing from surface runoff and
damage by vehicles. Landscaped areas shall contain groundcover or shrubs and
deciduous shade trees.

(3) Provide a minimum of one deciduous shade tree for every four (4) parking spaces to
lessen the adverse impacts of glare from paved surfaces and to emphasize circulation
patterns. Required shade trees shall be uniformly distributed throughout the parking
lot. The trees shall meet the requirements of 73.360(7).
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(4) Landscape islands shall be utilized at aisle ends to protect parked vehicles from
moving vehicles and emphasize vehicular circulation patterns. Landscape island
location requirements shall not apply to parking structures and underground parking.
Based on the table on the site plans cover sheet:

Attribute Lot 200/ | Lot 300/ | Lot 300/ Site
Bldg 1 | Bldg 2 Bldg 3 Development
Area
Parking Spaces 62 53 61 176
Proposed
Landscape | Required 62x25=| b3x25=| 61x25 176 x 25
Island Area 1,550 1,325 | =1,525 = 4,400
(sq ft) Proposed 2,366 2,716 1,358 6,440
Trees Required 62/4= h3/4=| 61/4= 46
155> 133> | 153->
16 14 16
Proposed 36 34 35 105

Landscape islands exceed the minimum required total area, are dispersed throughout the
parking area for the three lots, and are at least 5 ft wide between insides of curbs. The
landscape plans illustrate deciduous trees evenly distributed throughout the parking lots, and
landscape islands cap the ends of all parking aisles, the proposal meets the requirements.

73.360(6)(a) Except as in (b) [Central Design District] below, site access from the public
street shall be defined with a landscape area not less than 5 feet in width on each side
and extend 25 feet back from the property line for commercial, public, and semi-public
development with 12 or more parking spaces and extend 30 feet back from the property
line for industrial development.

The landscape plans illustrate landscaping at least 5 ft wide extending 30 ft along each side of
the driveways from SW 112" Avenue and SW Myslony Street, meeting the requirement.

73.360(7) Deciduous shade trees shall meet the following criteria:
(a) Reach a mature height of 30 feet or more
(b) Cast moderate to dense shade in summer
(c) Long lived, i.e., over 60 years
(d) Do well in an urban environment
() Pollution tolerant
(i)  Tolerant of direct and reflected heat
(e) Require little maintenance
(1) Mechanically strong
(i) Insect and disease resistant
(i)  Require little pruning
(f) Be resistant to drought conditions
(9) Be barren of fruit production.

The landscape plan proposes deciduous tree species that meet the requirements.

74.765 All trees, plants or shrubs planted in the right-of-way of the City shall conform in
species and location and in accordance with the street tree plan in Schedule A.
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Because SW 112" Avenue and SW Myslony Street are already constructed with street trees to
City standards, and the applicant proposes no changes, the requirement is not applicable.

K. Tree Preservation:

73.050(4) As part of Architectural Review, the property owner may apply for approval to
cut trees in addition to those allowed in TDC 34.200. The granting or denial of a tree-
cutting permit shall be based on the criteria in TDC 34.230.

34.230 The Community Development Director shall consider the following criteria when
approving, approving with conditions, or denying a request to cut trees.

The Community Development Director may approve a request to cut a tree when the
applicant can satisfactorily demonstrate that any of the following criteria are met:

(a) The tree is diseased, and

(i) The disease threatens the structural integrity of the tree; or

(i) The disease permanently and severely diminishes the aesthetic value of the
tree; or

(iii) The continued retention of the tree could result in other trees being infected
with a disease that threatens either their structural integrity or aesthetic
value.

(b) The tree represents a hazard, which may include but not be limited to:

(i) Thetreeis in danger of falling;
(i) Substantial portions of the tree are in danger of falling.

(c) It is necessary to remove the tree to construct proposed improvements based on
Architectural Review approval, building permit, or approval of a Subdivision or
Partition Review.

Because the applicant proposes no tree removal from the site development area, which is a
disturbed but undeveloped site, the requirement is not applicable.

73.250
(1) Trees and other plant materials to be retained shall be identified on the landscape
plan and grading plan.
(2) During the construction process:
(a) The owner or the owner’s agents shall provide above and below ground
protection for existing trees and plant materials identified to remain.
(b) Trees and plant materials identified for preservation shall be protected by
chain link or other sturdy fencing placed around the tree at the drip line.
(c) If it is necessary to fence within the drip line, such fencing shall be specified
by a qualified arborist as defined in 31.060.
(d) Neither top soil storage nor construction material storage shall be located
within the drip line of trees designated to be preserved.
(e) Where site conditions make necessary a grading, building, paving, trenching,
boring, digging, or other similar encroachment upon a preserved tree’s drip line
area, such grading, paving, trenching, boring, digging, or similar encroachment
shall only be permitted under the direction of a qualified arborist. Such direction
must assure that the health needs of trees within the preserved area can be met.
(f) Tree root ends shall not remain exposed.
(3) Landscaping under preserved trees shall be compatible with the retention and health
of said tree.
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(4) When it is necessary for a preserved tree to be removed in accordance with TDC
34.210 the landscaped area surrounding the tree or trees shall be maintained and
replanted with trees that relate to the present landscape plan, or if there is no landscape
plan, then trees that are complementary with existing, nearby landscape materials.
Because no trees remain within the site development area and therefore the applicant doesn’t
propose to save any, the requirement is not applicable.

L. Grading:

73.270(1) After completion of site grading, topsoil is to be restored to exposed cut and
fill areas to provide a suitable base for seeding and planting.

The proposed overall grading plans (Sheets C2 and C2.1) contain notes that indicate that the
proposal meets the requirement.

73270(4) Impervious surface drainage shall be directed away from pedestrian walkways,
dwelling units, buildings, outdoor private and shared areas and landscape areas except
where the landscape area is a water quality facility.

The grading plans illustrate that storm drainage will be directed away from buildings, outdoor
areas, and landscape areas, meeting the requirement.

M. Bicycle Parking, Off-Street Parking and Loading:

Bicycle Parking:

73.370(2)(a):

Use Bicycle Parking Percentage of Bicycle
Requirement Parking to Be Covered

Industrial (i) 2, 0r 0.10 spaces per First 5 spaces or 30%,

Manufacturing 1,000 gross sq. ft.,

whichever is greater

whichever is greater

Bike Parking Supply

Bldg | Use Sq Ft | Applied Rate Bicycle Parking
Required | Proposed

1 Industrial 36,648 | 2 or ([36,648 / 3.7 6
Manufacturing 1,000]*0.1) = 3.8 24

2 Industrial 32,985 | (2 or ([32,985/ 3.3 4
Manufacturing 1,000]*0.1) = 3.8 24

3 Industrial 30,000 | 2 or ([30,000/ 3.0 6
Manufacturing 1,000]*0.1) = 3.8
Total 11 16

The proposed supplies exceed the minimums required.
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Bike Parking Coverage

As the site plan illustrates, the coverage is:

Bldg | Supply

Total | Covered | Percentage
1 6 4 66.7%
2 4 2 50.0%
3 6 4 66.7%

The proposal meets the bike parking coverage requirement.

73.370(2)

(n) Bicycle parking facilities shall either be lockable enclosures in which the bicycle is
stored, or secure stationary racks, which accommodate a bicyclist’s lock securing the
frame and both wheels.

(o) Each bicycle parking space shall be at least 6 feet long and 2 feet wide, and
overhead clearance in covered areas shall be at least 7 feet, unless a lower height is
approved through the Architectural Review process.

(r) Required bicycle parking shall be located in convenient, secure, and well lighted
locations approved through the Architectural Review process.

(s) Bicycle parking facilities may be provided inside a building in suitable secure and
accessible locations.

(u) Bicycle parking areas and facilities shall be identified with appropriate signing as
specified in the Manual on Uniform Traffic Control Devices (MUTCD) (latest edition). At a
minimum, bicycle parking signs shall be located at the main entrance and at the
location of the bicycle parking facilities.

The site plan illustrates and notes bike parking at each of Buildings 1, 2, and 3 in the form of
outdoor racks with the minimum dimensions of clearance, nearby lighting, and signage at each
rack location. The proposal meets the requirements.

Off-Street Vehicle Parking:

73.370(2)(a):

Use Minimum Motor Vehicle | Maximum
Parking Requirement

1.60 spaces per 1,000 None
sg. ft. of gross floor area

Industrial (i)
Manufacturing

The site development area is within Zone B per Figure 73-3 Parking Maximum Map.
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Bldg | Use Sq Ft | Applied Rate Vehicle Parking
Required | Proposed
1 Industrial 36,648 | ([36,648 / 1,000]*1.6) = 58.6 62
Manufacturing 58.6 -2 59
2 Industrial 32,985 | ([32,985 / 1,000]*1.6) = 52.8
Manufacturing 52.8 -2 53 53
3 Industrial 30,000 | ([30,000 / 1,000]*1.6) = 48 61
Manufacturing 48.0
Total 159.4 176
- 160

The minimum requirements are exceeded.

73.370(3) The minimum number of off-street Vanpool and Carpool parking for
commercial, institutional, and industrial uses is as follows:

Number of Required

Parking Spaces

Number of Vanpool
or Carpool Spaces

Oto 10
10to 25

26 and greater

1
2

1 for each 25 spaces

As examined for the requirement of 73.370(2)(a):

Bldg Total Carpool/Vanpool Parking
Required Required | Proposed
Parking

1 59| 59/25=24->3 4

2 53| 53/25=21->3 4

3 48| 48/25=19->2 2

The proposal meets the requirement.

73.370(1)(x) Required vanpool and carpool parking shall meet the 9-foot parking stall
standards in Figure 73-1 and be identified with appropriate signage.

Keynote 7 on the site plan indicates designation and marking of C/V parking stalls from among
standard size stalls, meeting the requirement.

73.380

(1) Off-street parking lot design shall comply with the dimensional standards set forth in
Figure 73-1 of this section.

(2) Parking stalls for sub-compact vehicles shall not exceed 35 percent of the total
parking stalls required by Section 73.370(2). Stalls in excess of the number required by
TDC 73.370(2) can be sub-compact stalls.

(3) Off-street parking stalls shall not exceed eight continuous spaces in a row without a
landscape separation.
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(4) Areas used for standing or maneuvering of vehicles shall have paved asphalt or
concrete surfaces maintained adequately for all-weather use and so drained as to avoid
the flow of water across sidewalks.

(8) Service drives to off-street parking areas shall be designed and constructed to
facilitate the flow of traffic, provide maximum safety of traffic access and egress, and
maximum safety of pedestrians and vehicular traffic on the site.

(9) Parking bumpers or wheel stops or curbing shall be provided to prevent cars from
encroaching on the street right-of-way, adjacent landscaped areas, or adjacent
pedestrian walkways.

(11) On-site drive aisles without parking spaces, which provide access to parking areas
with regular spaces or with a mix of regular and sub-compact spaces, shall have a
minimum width of 22 feet for two-way traffic and 12 feet for one-way traffic. On-site
drive aisles without parking spaces, which provide access to parking areas with only
sub-compact spaces, shall have a minimum width of 20 feet for two-way traffic and 12
feet for one-way traffic.

Regarding (1), the site plan illustrates standard and compact parking stalls noted pursuant to
Figure 73-1, meeting the requirement.

Regarding (2), the applicant has chosen to provide no compact parking for Building 1, ten
stalls as 18.9% percent of the required parking supply for Building 2, and ten stalls as 20.8%
percent of the required parking supply for Building 3.

Regarding (3), the site plan illustrates no row of parking having more than eight continuous
spaces without a landscape separation, meeting the requirement.

Regarding (4), the proposed site plan illustrates that all parking and vehicle circulation area is
paved, and the grading plan (Sheet C1.0) shows drainage that would prevent water flow
across sidewalks, meeting the requirement.

Regarding (8), the proposed parking lots meet the requirement.

Regarding (9), all of the parking area has curbing adjacent to street ROW, landscaped areas,
or pedestrian walkways, meeting the requirement.

Regarding (11), the drive aisles are each at least 22 ft, meeting or exceeding the minimum
requirement.

N. Lighting:

73.160(3)(c) Locate, orient and select on-site lighting to facilitate surveillance of on-site
activities from the public right-of-way without shining into public rights-of-way or fish
and wildlife habitat areas.

73.380(6) Artificial lighting, which may be provided, shall be so deflected as not to shine
or create glare in any residential planning district or on any adjacent dwelling, or any
street right-of-way in such a manner as to impair the use of such way.

The electrical site plan (Sheet E1.1) and lighting cut sheets indicate full cut-off exterior ceiling-
mounted and wall-mounted lighting fixtures that would not shine or create glare in the ROW of
SW 112" Avenue or SW Myslony Street or into Hedges Creek and associated wetlands west
of but not adjacent to Lot 200. The proposal meets the requirement.
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O. Loading Berths:

73.390
(1) The minimum number of off-street loading berths for commercial, industrial, public
and semi-public uses is as follows:

Square Feet of Floor Area Number of Berths
Less than 5,000 0
5,000 - 25,000 1
25,000-60,000 2
60,000 and over 3

(2) Loading berths shall conform to the following minimum size specifications:
(b)  Industrial uses - 12’ x 60’
(c) Berths shall have an unobstructed height of 14’
(d) Loading berths shall not use the public right-of-way as part of the required
off-street loading area.

(3) Required loading areas shall be screened from public view from public streets and
adjacent properties by means of sight-obscuring landscaping, walls or other means, as
approved through the Architectural Review process.

The site plan indicates loading berths of at least 12 ft width by 14 ft height by 60 ft length as
follows:

Bldg Sq Ft Loading Berths

Required | Proposed
1 36,648 2 7
2 32,985 2 4
3 30,000 2 5

The proposal meets the requirements.

P. Access:

73.400(9) Ingress and egress for industrial uses shall not be less than 36 feet for the
first 50 feet from the right-of-way, and 24 feet thereafter (Applies to industrial uses with
less than 250 required parking spaces).

The proposal includes four driveways, three from SW 112" Avenue and one from SW Myslony
Street, all of which are 36 ft wide extending 50 ft onto the subject property, meeting the
requirement.

Vision clearance requirements at the driveways and street intersection shall comply
with the requirements of 73.400(13).

The site plans illustration no intrusion into the vision clearance areas specified by TDC Figure
73-2, meeting the requirement.


http://www.tualatinoregon.gov/sites/default/files/fileattachments/legal/developmentcode/12819/figure_73-2vision_clearance_area.pdf
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Q. Environmental:

63.051(1) Except as otherwise provided in this section, all industrial development shall
comply with the Oregon State Department of Environmental Quality standards relating
to noise. From 9:00 p.m. to 7:00 a.m., a dBA reading from an industrial development,
whether new or existing, shall not exceed an L-max of 60 dBA when measured from a
noise sensitive property.

Because staff cannot determine compliance until after approval of this AR, staff is applying a
condition.

Condition

The applicant shall make the site development comply with the noise limits of 63.051(1).

R. Signs:

Condition

The applicant shall separately from this AR submit sign permit applications for any proposed
signage.

S. Time Limit on Approval:

73.056 Architectural Review approvals shall expire after two years unless:

(1) A building, or grading permit submitted in conjunction with a building permit
application, has been issued and substantial construction pursuant thereto has
taken place and an inspection performed by a member of the Building Division; or

(2) The Architectural Review (AR) applicant requests in writing an extension and the
City approves it. If the Community Development Director and City Engineer or
their designees approved the AR. then the Community Development Director and
City Engineer shall decide upon the extension request. If the Architectural Review
Board (ARB) approved the AR. then the ARB shall decide upon the extension
request. The applicant shall provide notice of extension request to past recipients
of the AR notice of application and post a sign pursuant to TDC 31.064. Before
approving an extension, the deciding party shall find the request meets these
criteria:

(@) The applicant submitted a written extension request prior to the original
expiration date.

(b) There have been no significant changes in any conditions, ordinances,
regulations or other standards of the City or applicable agencies that affect
the previously approved project so as to warrant its resubmittal for AR.

(c) If the previously approved application included a special study, the
applicant provided with the extension a status report that shows no
significant changes on the site or within the vicinity of the site. A letter
from arecognized professional also would satisfy this criterion if it states


http://www.tualatinoregon.gov/planning/signs
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that conditions have not changed after the original approval and that no
new study is warranted.

(d) If the AR applicant neglected site maintenance and allowed the site to
become blighted, the deciding party shall factor this into its decision.

(e) The deciding party shall grant no more than a single one-year extension for
an AR approval.

) If the Community Development Director and City Engineer or their
designees are the deciding party, then they shall decide within thirty (30)
days of receipt of the request. If the ARB is the deciding party. then the
ARB shall decide within sixty (60) days of receipt of the request. If the
deciding party fails to decide within the applicable time period, the decision
shall default to approval.

IV. APPEAL

The Architectural Review portion of this decision will be final after 14 calendar days on March 4,
2015, unless a written appeal is received by the Community Development Department — Planning
Division at 18880 Martinazzi Avenue, Tualatin, Oregon 97062 before 5:00 p.m., March 4, 2015.
The appeal must be submitted on the City appeal form with all the information requested
provided thereon and signed by the appellant. The plans and appeal forms are available at the
Tualatin Library and at the Community Development Department — Planning Division offices. Appeals
of a staff Architectural Features decision are reviewed by the Architectural Review Board (ARB).

Submitted by:
pa '

V]

AT AL EQ

Colin Cortes, AICP, CNU-A
Assistant Planner

Attachments:

101. Vicinity & Tax Maps

102. Site Plans and Elevations

103. Additional Application Materials

104. Agency Comments: CWS, NW Natural [Gas], & TVF&R

105. Figure 11-1 Functional Classification Plan

106. Figure 11-4 Bicycle and Pedestrian Plan

107. Map 72-1 Natural Resources Protection Overlay District (NRPO) and Greenway Locations

108. Map 72-2 Greenway Development Plan: Pedestrian and Bike Path Locations

109. Tonquin Trail Master Plan Preferred Alignment Tile 17: Hedges Creek Greenway (Western
Portion) (April 2013)

file: AR-15-01

The Public Facilities Recommendation (PFR) complement to the AR starts on the next page.
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CITY ENGINEER’S PUBLIC FACILITIES
FINDINGS & RECOMMENDED DECISION

** APPROVAL WITH CONDITIONS **

C«itv af Tualatin
February 18, 2015

The following are the Public Facilities findings for AR 15-01, Tualatin Business Park. All references
are to sections in the Tualatin Development Code (TDC) or Tualatin Municipal Code (TMC) unless
otherwise noted.

TDC 74.120 ...No work shall be undertaken on any public improvement until after the
construction plans have been approved by the City Engineer and a Public Works Permit
issued and the required fees paid.

TDC 74.140 (1) All the public improvements required under this chapter shall be completed
and accepted by the City prior to issuance of a Certificate of Occupancy.

TDC 74.330 Utility Easements

(1) Utility easements for water, sanitary sewer and storm drainage facilities, telephone,
television cable, gas, electric lines and other public utilities shall be granted to the City.

(4) ...For both on-site and off-site easement areas, a utility easement shall be granted to the
City; Building Permits shall not be issued for the development prior to acceptance of the
easement by the City.

(5) The width of the public utility easement shall meet the requirements of the Public Works
Construction Code.

TMC 4-1.010 This development is subject to all applicable building code requirements and all
applicable building and development fees.

FINDINGS
These comments are a result of site investigation, developer comments, and review of the submitted
plan sheets dated January 7, 2015.

1. Fire and Life Safety:
TMC 4-2.010 (1) Every application for a building permit and accompanying plans shall be
submitted to the Building Division for review of water used for fire protection, the
approximate location and size of hydrants to be connected, and the provisions for access
and egress for firefighting equipment. If upon such review it is determined that the fire
protection facilities are not required or that they are adequately provided for in the plans,
the Fire and Life Safety Reviewer shall recommend approval to the City Building Official.
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The submitted plans show two existing public fire hydrants on SW 112" Avenue and two on SW
Myslony Street with two proposed private fire hydrants onsite on the west lot and two on the east
lot. During the review of Building Permits the Building Official may determine that additional fire
protection devices may be necessary upon recommendation of Tualatin Valley Fire & Rescue
(TVF&R). The applicant will need to submit plans that comply with fire protection requirements
as determined through the Building Division and Tualatin Valley Fire & Rescue (TVF&R).

Note: any new fire hydrants will be private onsite.

Prior to issuance of a Building Permit:
+ The applicant shall submit plans that comply with fire protection requirements as determined
through the Building Division and Tualatin Valley Fire & Rescue (TVF&R).

2. Transportation:
TDC 11.610 Transportation Goals and Objectives (2) (e) For development applications,
including, but not limited to subdivisions and architectural reviews, a LOS of at least D
and E are encouraged for signalized and unsignalized intersections, respectively.

TDC 73.400 (5)...a sidewalk shall be constructed along all street frontage, prior to use or
occupancy of the building or structure proposed for said property. The sidewalks
required by this section shall be constructed to City standards,...

TDC 74.420 (6) All required street improvements shall include curbs, sidewalks, storm
drainage, streetlights, street signs, street trees, and, where designated, bikeways and
transit facilities.

TDC 74.660 Underground.

(1) All utility lines including, but not limited to, those required for gas, electric,
communication, lighting and cable television services and related facilities shall be
placed underground. Surface-mounted transformers, surface-mounted connection boxes
and meter cabinets may be placed above ground. Temporary utility service facilities, high
capacity electric and communication feeder lines, and utility transmission lines operating
at 50,000 volts or above may be placed above ground. The applicant shall make all
necessary arrangements with all utility companies to provide the underground services.
The City reserves the right to approve the location of all surface-mounted transformers.

TDC 75.060 Existing Driveways and Street Intersections (2) The City Engineer may restrict
existing driveways and street intersections to right-in and right-out by construction of
raised median barriers or other means.

TDC 74.120 ...No work shall be undertaken on any public improvement until after the
construction plans have been approved by the City Engineer and a Public Works Permit
issued and the required fees paid.

TDC 74.140 (1) All the public improvements required under this chapter shall be
completed and accepted by the City prior to issuance of a Certificate of Occupancy.
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Under a previous expired architectural review, AR 08-10, similar proposed development
provided a traffic study resulting in a requirement to construct public streets SW 112" Avenue
and SW Myslony Street adjacent to the development plus record a Street Improvement
Agreement for a portion of SW Myslony Street north of the west side of this site. The required
improvements were constructed and the Street Improvement Agreement remains valid for future
construction, however the proposed buildings were not constructed. As the development is
similar to the previous proposal, no changes are proposed for either SW 112" Avenue or SW
Myslony Street and none are required. This requirement is met.

3. Access:

73.400 Access

(2) Owners of two or more uses, structures or parcels of land may agree to utilize jointly
the same ingress and egress when the combined ingress and egress of both uses,
structures, or parcels of land satisfies their combined requirements as designated in
this code; provided that satisfactory legal evidence is presented to the City Attorney
in the form of deeds, easements, leases or contracts to establish joint use.

(10) Minimum access requirements for residential uses: (b) Ingress and egress for multi-
family residential uses shall not be less than the following:...for 50-499 parking
spaces a minimum of one 32-foot wide access or two 24-foot wide accesses are
required.

(11) Minimum Access Requirements for Commercial, Public and Semi-Public Uses. If 1-99
parking spaces are required, only one access is required. If 100-249 parking spaces
are required, two accesses are required. Ingress and egress shall not be less than 32
feet wide for the first 50 feet from the right-of-way and 24 feet thereafter.

(12) Minimum Access Requirements for Industrial Uses. If 1-250 parking spaces are
required, only one access is required. Ingress and egress shall not be less than 36
feet wide for the first 50 feet from the right-of-way and 24 feet thereafter.

(14) (a) Unless otherwise herein provided, maximum driveway widths shall not exceed 40
feet.

(15) Distance between Driveways and Intersections. Distances listed shall be measured
from the stop bar at the intersection. (a) At the intersection of collector or arterial
streets, driveways shall be located a minimum of 150 feet from the intersection.

The west development’s lot has two existing 35-foot wide accesses to SW 112" Avenue while
the east lot has one existing 35-foot wide access to SW 112" Avenue and one 30-foot wide to
SW Myslony Avenue. No access changes are proposed and none are required.

4. Water:
TDC 74.610 (1) Water lines shall be installed to serve each property in accordance with
the Public Works Construction Code. Water line construction plans shall be submitted to
the City Engineer for review and approval prior to construction.

TMC 3-3.040 (2) For nonresidential uses, separate meters shall be provided for each
structure.

TMC 3-3.120 (2) The owner of property to which City water is furnished for human
consumption shall install in accordance with City standards an appropriate backflow
prevention device on the premises where any of the following circumstances exist: (b)
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Where there is a fire protection service, and irrigation service or a nonresidential service
connection which is two inches or larger in size;

TMC 3-3.120 (4) requires all irrigation systems to be installed with a double check valve
assembly.

TDC74.610 (3) As set forth in TDC Chapter 12, Water Service, the City has three water
service levels. All development applicants shall be required to connect the proposed
development site to the service level in which the development site is located.

The plans show new private connections to existing water service laterals within SW 112"
Avenue and SW Myslony Street with a 1.5-inch domestic meters. No reduced pressure backflow
devices are shown. These connections will need a reduced pressure backflow device. The
applicant will need to submit revised plans that show reduced pressure backflow devices for
domestic water services, for review and approval.

Prior to issuance of a Building Permit:

*

The applicant shall submit revised plans that show reduced pressure backflow devices for
domestic water services, for review and approval.

Sanitary Sewer:

TDC 74.620 (1) Sanitary sewer lines shall be installed to serve each property in
accordance with the Public Works Construction Code. Sanitary sewer construction plans
and calculations shall be submitted to the City Engineer for review and approval prior to
construction.

TDC 74.330 Utility Easements (1) Utility easements for water, sanitary sewer and storm
drainage facilities, telephone, television cable, gas, electric lines and other public utilities
shall be granted to the City.

The plans show new private connections to existing sanitary sewer laterals within SW 112"
Avenue and SW Myslony Street. No clean outs are shown at the property lines. Clean-outs area
needed at property lines. The applicant will need to submit revised plans that show clean-outs
for sanitary sewer lateral at the property line, for review and approval.

Prior to issuance of a Building Permit:

*

The applicant shall submit revised plans that show clean-outs for sanitary sewer lateral at the
property line, for review and approval.

Storm Drainage & Water Quality:

TDC 74.630 Storm Drainage System

(1) Storm drainage lines shall be installed to serve each property in accordance with City
standards. Storm drainage construction plans and calculations shall be submitted to
the City Engineer for review and approval prior to construction.

(2) The storm drainage calculations shall confirm that adequate capacity exists to serve
the site. The discharge from the development shall be analyzed in accordance with the
City's Storm and Surface Water Regulations (TMC 3-5).
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TDC 74.650 Water Quality, Storm Water Detention and Erosion Control

(2) On all other development applications, prior to issuance of any building permit, the
applicant shall arrange to construct a permanent on-site water quality facility and
storm water detention facility and submit a design and calculations indicating that the
requirements of the Surface Water Management Ordinance will be met and obtain a
Stormwater Connection Permit from Clean Water Services.

(3) For on-site private and regional non-residential public facilities, the applicant shall
submit a stormwater facility agreement, which will include an operation and
maintenance plan provided by the City, for the water quality facility for the City's
review and approval. The applicant shall submit an erosion control plan prior to
issuance of a Public Works Permit. No construction or disturbing of the site shall
occur until the erosion control plan is approved by the City and the required measures
are in place and approved by the City.

TMC 3-5-220 Criteria for Requiring On-Site Detention to be Constructed.

(1) There is an identified downstream deficiency, as defined in TMC 3-5.210, and detention
rather than conveyance system enlargement is determined to be the more effective
solution.

(2) There is an identified regional detention site within the boundary of the development.

TMC 3-5-330 Permit Required. Except as provided in TMC 3-5.310, no person shall cause
any change to improved or unimproved real property that will, or is likely to, increase the
rate or quantity of run-off or pollution from the site without first obtaining a permit from
the City and following the conditions of the permit.

TMC 3-5-380 Criteria for Granting Exemptions to Construction of On-Site Water Quality

Facilities. A regional public facility may be constructed to serve private non-residential

development provided:

(1) The facility serves more than one lot; and

(2) All owners sign a stormwater facility agreement; and

(3) Treatment accommodates reasonable worst case impervious area for full build-out,
stormwater equivalent to existing or proposed roof area is privately treated in LIDA
facilities, and any detention occurs on each lot.

The plans show proposed underground piped detention storages and mechanical filter vaults
treating all impervious area prior to release to the public system for each lot. This is acceptable.
The applicant will need to submit final stormwater system plans, for review and approval.

The applicant has submitted final stormwater treatment calculations that show adequate
treatment and detention for the site. This is acceptable. This requirement is met.

Prior to the issuance of a Water Quality Permit:

*

7.

The applicant shall submit final stormwater system plans, for review and approval.

Grading:
TDC 74.640 (1) Development sites shall be graded to minimize the impact of storm water

runoff onto adjacent properties and to allow adjacent properties to drain as they did
before the new development. (2) A development applicant shall submit a grading plan
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showing that all lots in all portions of the development will be served by gravity drainage
from the building crawl spaces; and that this development will not affect the drainage on
adjacent properties. The City Engineer may require the applicant to remove all excess
materials from the development site.

The submitted plans appear to minimize the impact of stormwater runoff to adjacent properties
and allow adjacent properties to drain as they did before the development. This requirement is
met.

Erosion Control:

TDC 74.650 (3) ..the applicant shall submit an erosion control plan prior to issuance of a
Public Works Permit. No construction or disturbing of the site shall occur until the
erosion control plan is approved by the City and the required measures are in place and
approved by the City. In order to reduce the amount of sediment discharged into the
public storm system, erosion control measures are required during construction. If the
siteis over 1 acre in size a NPDES Erosion Control Permit is required.

If the development’s disturbed area during construction is between 1 and 5 acres in size, a
1200-CN NPDES Erosion Control Permit is required. If it is over 5 acres, a 1200-C NPDES
Erosion Control Permit is required. The proposed disturbed area of the development site is a
total of approximately 7.01 acres. A NPDES Erosion Control Permit is required. The applicant
has not obtained a NPDES Erosion Control Permit. The applicant will need to obtain a NPDES
Erosion Control Permit.

A City of Tualatin erosion control permit is required if there is construction or disturbing of the
site. The applicant has not obtained a City of Tualatin erosion control permit. The applicant will
need to obtain a City of Tualatin erosion control permit.

Prior to the issuance of a Building Permit:

*

*

9.

The applicant shall obtain a NPDES Erosion Control Permit.
The applicant shall obtain a City of Tualatin erosion control permit.

Stormwater Connection Permit:

TDC 74.650 Water Quality, Storm Water Detention and Erosion Control (2) On all other
development applications, prior to issuance of any building permit, the applicant shall
arrange to construct a permanent on-site water quality facility and storm water detention
facility and submit a design and calculations indicating that the requirements of the
Surface Water Management Ordinance will be met and obtain a Stormwater Connection
Permit from the Unified Sewerage Agency.

The applicant has submitted a CWS Service Provider Letter (SPL) indicating that Sensitive
Areas do not exist on-site. In the SPL the applicant has received an initial response indicating
that their proposed development meets CWS requirements. CWS has submitted a Memorandum
dated January 20, 2015, with review comments. CWS will indicate final approval of activities
relating to wetlands & buffers after final permit plans are submitted prior to issuance of
associated permits. Any vegetated corridor mitigation required in the SPL will need to be
included in the Water Quality Permit. The applicant will need to submit final plans that comply
with the Service Provider Letter and CWS Memorandum comments, for review and approval.
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Prior to the issuance of a Water Quality Permit:

+  The applicant shall submit final plans that comply with the Service Provider Letter conditions and
Clean Water Services Memorandum comments, for review and approval.

[PFR continues next page.]
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PUBLIC FACILITIES REQUIREMENTS
The following are the Public Facilities requirements for AR 15-01, Tualatin Business Park:

PRIOR TO ISSUANCE OF A WATER QUALITY PERMIT:

PFR-1  The applicant shall submit final stormwater system plans, for review and approval.

PFR-2  The applicant shall submit final plans that comply with the Service Provider Letter
conditions and Clean Water Services Memorandum comments, for review and approval.

PRIOR TO ISSUANCE OF A BUILDING PERMIT:

PFR-3  The applicant shall submit plans that comply with fire protection requirements as
determined through the Building Division and Tualatin Valley Fire & Rescue (TVF&R).

PFR-4  The applicant shall submit revised plans that show reduced pressure backflow devices for
domestic water services, for review and approval.

PFR-5  The applicant shall submit revised plans that show clean-outs for sanitary sewer lateral at
the property line, for review and approval.

PFR-6  The applicant shall obtain a NPDES Erosion Control Permit.

PFR-7  The applicant shall obtain a City of Tualatin erosion control permit.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY:

PFR-8 The applicant shall complete all the public improvements and have them accepted by the
City.

APPEAL

The Public Facilities Review portion of this decision is final after the expiration of 14 calendar days
from the date of this decision, unless a written appeal is received on or before 5:00 p.m., on March 4,
2015 by the Engineering Division at 18880 SW Martinazzi Avenue, Tualatin, Oregon 97062. The
appeal must be signed by the appellant, contain the information required by TDC 31.078 on the City
appeal form, and contain the $135 appeal filing fee. The plans and appeal forms are available at the
Tualatin Library and at the City offices. Public Facilities appeals are reviewed by City Council.

Typed on beh,al’f of the City Engineer,

s
< 4) b 5

Tonyfboran, EIT
Engineering Associate
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Keynotes O
1. ACCESSIBLE PARKING SPACE, AISLE, SIGNAGE AND RAMP 16. KNOX BOX
2. VAN ACCESSIBLE PARKING SPACE, AISLE, SIGNAGE AND RAMP 17. YELLOW PAINTED CURB WITH "NO PARKING FIRE LANE” PAINTED
3. ACCESSIBLE CURB RAMP IN 6” BLACK LETTERS EVERY 25’ PER TVF&R
4. STRIPED PAINTING AT ACCESSIBLE ROUTE TO PUBLIC STREET 18. NO PARKING SIGNAGE
5. 7'=0" MONOLITHIC CURB AND SIDEWALK 19. WATER PROOFING WHERE FINISHED GRADE IS ABOVE FINISHED
6. 5—0" SIDEWALK FLOOR ELEVATION
7. VANPOOL/CARPOOL SPACE AND SIGNAGE 20. ASHPHALT PAVING. SEE GEOTECHNICAL RECOMMENDATIONS FOR
8. CONCRETE FILLED BOLLARD, PAINTED HAZARD YELLOW ASPHALT AND BASE ROCK SECTIONS.
9 8—-0" X 8=0" CONCRETE TRANSFORMER PAD 21. CONCRETE PAVING. SEE GEOTECHNICAL RECOMMENDATIONS FOR
10. COVERED BICYCLE PARKING FOR (2) BIKES CONCRETE AND BASE ROCK SECTIONS AND STRUCTURAL FOR
11. PROVIDE 2” DIA. CONDUIT TO MONUMENT SIGNAGE, MONUMENT JOINTS. ,
SIGNAGE UNDER SEPARATE PERMIT 22. MODULAR BLOCK RETAINING WALL CONTRACTOR’S DESIGN BUILD
12. 240 SF TRASH AND RECYCLING ENCLOSURE WITH CONCRETE WALL SUBCONTRACTOR TO  COORDINATE DESICN AND PERMITTING.
PANELS AND GATE WITH METAL PANELS FOR BUILDING 23. 8-0" SIDEWALK
13. 405 SF TRASH AND RECYCLING ENCLOSURE WITH CONCRETE WALL 24. 6’0" SIDEWALK
PANELS AND GATE WITH METAL PANELS FOR BUILDING 2 AND 3 25. ASPHALTIC CONCRETE PAVING AT LOADING DOCK
14. CAST IN PLACE CURB WHERE POCHE IS SOLID 26. PUBLIC FIRE HYDRANT, EXISTING
15. EXTRUDED CURB WHERE POCHE IS BROKEN 27. PRIVATE FIRE HYDRANT — SEE CIVIL
28. PUBLIC STORM WATER FACILITY, EXISTING
29. 6'—0" TALL CHAIN LINK FENCE AT TOP OF RETAINING WALL
30. BIKE PARKING SIGNAGE, MOUNT TO FACE OF BUILDING
31. CONCRETE RETAINING WALL AND GUARD
32. 4—0” TALL CHAIN LINK FENCE AND GATE, EXISTING
33. MONOLITHIC CURB AND SIDEWALK
34. CONCRETE SIDEWALK
. 7 35. GAS METER LOCATION — VERIFY FINAL LOCATION WITH GAS
COMPANY AND VERIFY LOCATION WITH OWNER
36. MAILBOX LOCATION — VERIFY WITH OWNER
37. WHEEL CHAIR ONLY ACCESSIBLE PARKING SPACE, AISLE, SIGNAGE
AND RAMP
38. BICYCLE PARKING FOR (2) BIKES
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