120 DAYS = 11/19/2009 (Includes a 5-week extension)
DATE OF FILING: 9/30/2009
DATE MAILED: 10/2/2009

CITY OF TIGARD TIGARD
Washington County, Oregon
NOTICE OF FINAL ORDER NO. 2009-03 PC BY THE PLANNING COMMISSION

Case Numbers: PLANNED DEVELOPMENT REVIEW (PDR) 2008-00004

Case Name: THE VILILAGE AT KNOLL

Applicant’s Name/Address:  Northwest Ventures Group, Inc. 2401 NE MIK [r. Blvd. Portland, OR 97212
Owner’s Name/Address: William C. Reed & Ivdia Lundberg 2300 SW 103" Avenue Portland, OR 97225
Address of Property: 12360 and 12390 SW Knoll Drive Tigard, OR 97223

Tax Map/Lot Nos.: Washington Co. Tax Assessor’s Map No. 2S101BC, Tax Lots 00301 and 01500.

A FINAL ORDER INCORPORATING THE FACTS, FINDINGS AND CONCLUSIONS APPROVING A REQUEST
FOR CONCEPTUAL PLANNED DEVELOPMENT REVIEW, THE CITY OF TIGARD PLANNING COMMISSION HAS
REVIEWED THE APPLICANT’S PLANS, NARRATIVE, MATERIALS, COMMENTS OF REVIEWING AGENCIES,
THE PLANNING DIVISIONS STAFF REPORT AND RECOMMENDATIONS FOR THE APPLICATION DESCRIBED
IN FURTHER DETAIL IN THE STAFF REPORT. THE PLANNING COMMISSION HELD A PUBLIC HEARING ON
AUGUST 17, 2009 AND SEPTEMBER 21, 2009 TO RECEIVE TESTIMONY REGARDING THIS APPLICATION.
THIS DECISION HAS BEEN BASED ON THE FACTS, FINDINGS AND CONCLUSIONS CONTAINED WITHIN
THIS FINAL ORDER.

Request: » The applicant requested Planned Development Review approval of a Planned Development Concept
Plan for development of a 2.83-acre site with a 15 lot subdivision including one common tract featuring landscaped
paths, water features, and visitor parking for the site. The site will be comprised of six (6) single-family homes, eight (8)
attached (duel) single-family homes, and a Residential Care Facility which will house up to 24 residents and staff. Two
single-family residences currently exist on the property and will be removed prior to development.

At the August 17, 2009 public hearing, the Planning Commission continued the hearing until September 21,
2009, then approved the Concept Plan as amended, for a 13-lot subdivision including 12 single-family
detached dwellings and a 24-bed residential care facility.

Zone: R-4.5: Low-Density Residential District and PD: Planned Development Overlay Designation Applicable
Review Criteria: Community Development Code Chapters 18.350 and 18.390.

Action: » [ Approval as Requested X Approval as Amended O Denial
Notice: Notice was published in the newspaper and mailed to:

Xl Owners of Record within the Required Distance X Affected Government Agencies

Xl Interested Parties X The Applicants and Owners

The adopted findings of fact and decision can be obtained from the Planning Division/Community Development
Department at the City of Tigard Permit Center at City Hall.

Final Decision:

THIS DECISION IS FINAL ON OCTOBER 2, 2009 AND BECOMES
EFFECTIVE ON OCTOBER 17, 2009 UNLESS AN APPEAL IS FILED.

Appeal:

The decision of the Review Authority is final for purposes of appeal on the date that it is mailed. Any party with
standing as provided in Section 18.390.040.G.1. may appeal this decision in accordance with Section
18.390.040.G.2. of the Tigard Community Development Code which provides that a written appeal together with
the required fee shall be filed with the Director within ten (10) business days of the date the notice of the decision
was mailed. The appeal fee schedule and forms are available from the Planning Division of Tigard City Hall,
13125 SW Hall Bou{)evard, Tigard, Oregon 97223.

|| THE DEADLINE FOR FILING AN APPEAL IS 5:00 PM ON OCTOBER 16, 2009. |

Questions:  If you have any questions, please call the City of Tigard Planning Division at (503) 639-4171.



NOTICE OF FINAL ORDER NO. 2009-03 PC
BY THE PLANNING COMMISSION =
FOR THE CITY OF TIGARD, OREGON TIGARD

A FINAL ORDER APPROVING A LAND USE APPLICATION FOR A PLANNED
DEVELOPMENT CONCEPT PLAN. THE COMMISSION HELD PUBLIC HEARINGS TO
RECEIVE TESTIMONY ON THIS APPLICATION ON AUGUST 17™ AND SEPTEMBER 21°" 2009.
THE PLANNING COMMISSION HAS BASED THEIR DECISION ON THE FACTS, FINDINGS
AND CONCLUSIONS DESCRIBED IN FURTHER DETAIL WITHIN THIS FINAL ORDER.

(Includes a 5-week extension) 120 DAYS = 11/19/2009

SECTION 1. APPLICATION SUMMARY

FILE NAME: THE VILIAGE AT KNOLL

CASE NO.: Planned Development Review (PDR) PDR2008-00004
(Concept Plan Review)

APPLICANT: Northwest Ventures Group, Inc. ~ OWNERS: William C. Reed & Lydia Lundberg
Attn: Mark Reed 2300 SW 103rd Avenue
2401 NE MLK Jr. Blvd. Portland. OR 97225
Portland, OR 97212 ’

REQUEST: The applicant is requesting Planned Development Concept Plan Review approval for
development of a 2.83-acre site with a 15 lot subdivision including one common tract
featuring landscaped paths, water features, and visitor parking for the site. The site will be
comprised of six (6) single-family homes, eight (8) attached (duel) single-family homes, and a
Residential Care Facility which will house up to 24 residents and staff. Two single-family
residences currently exist on the property and will be removed prior to development.
Concept and Detailed Plans are reviewed separately by the Planning Commission
with a separate decision on each plan at separate hearings. This application is for the
Concept Plan only.

LOCATION: The property is located at 12360 and 12390 SW Knoll Drive; Washington County Tax
Assessor’s Map 25101BC, Tax Lots 00301 and 01500.

ZONES/

COMP. PLAN

DESIGNATIONS: R-45: Low-Density Residential District. ~ The R-4.5 zoning district is designed to

accommodate detached single-family homes with or without accessory residential units at a
minimum lot size of 7,500 square feet. Duplexes and attached single-family units are
permitted conditionally. Some civic and institutional uses are also permitted conditionally.

(PD): The applicant has proposed a planned development overlay designation to
accommodate the proposed private street and lot configurations on the subject property.

The purposes of the planned development overlay zone are: 1) To provide a means for
property development that is consistent with Tigard's Comprehensive Plan through the
application of flexible standards which consider and mitigate for the potential impacts to the
City; 2) To provide such added benefits as increased natural areas or open space in the City,
alternative ﬁuilding designs, walkable communities, preservation of significant natural
resources, aesthetic appea%, and other types of assets that contribute to the larger community
in lieu of strict adherence to many of the rules of the Tigard Community Development Code;
3) To achieve unique neighborhoods (by varying the housing styles through architectural
accents, use of open space, innovative transportation facilities) which will retain their
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character and city benefits, while respecting the characteristics of existing neighborhoods
through appropriate buffering and lot size transitioning; 4) To preserve to the greatest extent
possible the existing landscape features and amenities (trees, water resources, ravines, etc.)
through the use of a planning procedure (site design and analysis, presentation of alternatives,
conceptual review, then detailed review) that can relate the type and design of a development
to a particular site; 5) To consider an amount of development on a site, within the limits of
density requirements, which will balance the interests of the owner, developer, neighbors, and
the City; and 6) To provide a means to better relate the built environment to the natural
environment through sustainable and innovative building and public facility construction
methods and materials.

APPLICABLE
REVIEW
CRITERIA: Community Development Code Chapters 18.350 and 18.390.

SECTION II. STAFF RECOMMENDATION

The Planning Commission finds that the revised concept plan meets the applicable approval criteria of the Tigard
Community Development Code and that the proposal will not adversely affect the health, safety and welfare of the
City. The Planning Commission, therefore, APPROVES the requested LLand Use Application based on the original
application submittal as amended by The Village at Knoll Additional Narrative for Planning Commission and the
revised Conceptual Site Plan (Sheets C0.1) and Concept Grading Plan (Sheet C1) for a 13-lot subdivision including 12
single-family detached dwellings and a 24-bed residential care facility.

CONCEPT PLAN APPROVAL SHALL BE VALID FOR 18 MONTHS
FROM THE EFFECTIVE DATE OF THE PLANNING COMMISSION’S DECISION.

SECTION II1I. BACKGROUND INFORMATION

Site History

The subject site includes two single-family houses located on two adjoining parcels totaling 2.83 actes, zoned R-4.5.
The roughly square-shaped site s%opes significantly across the diagonal Witlgl a northeastern aspect, from a 200-foot
elevation at SW Knoll Drive to approximately a 154-foot elevation at the property’s northeast corner. The site contains
three significant mature trees fronting SW Knoll and other typical residential landscaping,

Vicinity Information
The site 1s located generally east of SW Hall Boulevard and north of SW Hunziker Road, more specifically along
the east side and outside corner of SW Knoll Drive. Commercial development borders the site to the north,
industrial zoned }fjroperty to the east, while residential development borders the subject site to the south and west.
The site is part of an island of land zoned R-4.5 containing 20 parcels, each with a residence. The area is bordered
by C-G to the north, I-L to the east, I-P to the south, and CBD to the west across SW Hall Blvd. Three of these
arcels alorIl% SW Hall Blvd have recently been rezoned to Mixed-Use Residential - 1 (CPA2008-00012) and are
ownt

within the own Urban Renewal District.

Proposal Description

The applicant is requesting Planned Development Concept Plan Review approval for development of a 2.83-acre site
with a 15 lot subdivision including one common tract featuring landscaped paths, water features, and visitor parking
for the site. The site will be comprised of six (6) single-family homes, eight (8) attached (duel) single-family homes
and a two-story 14,712 square foot footprint Residential Care Facility which will house up to 24 residents and staff,
Two single-family residences currently exist on the site and will be removed prior to development.
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SECTION IV. NEIGHBORHOOD COMMENTS

The Tigard Community Development Code requires that property owners within 500 feet of the subject site be
notlﬁe§ of the proposal, and be given an opportunity to provide written comments and/or oral testimony ptior to
a decision being made. On June 19, 2009 the City sent a request for comments to applicable special districts and
local and state jurisdictions. On June 26, 2009 the City posted the site with a notice of development review. On

X 27,2009 the City Erovided notice of hearing to neighbors within 500 feet and to interested parties. On July
30° 2009 the City published notice of the public hearing in the Tigard Times. Staff has not received any written
comments to date, from neighbors regarding this application.

The applicant held a neighborhood meeting on May 24, 2007. Thirteen persons were in attendance. As recorded in
the applicant’s meeting notes, the issues raised at the meeting Frlmarﬂy concerned the impacts the development
would have on the adjacent neighbors on SW Knoll Street including grading of the site, street improvements,
traffic control, and the character of the buildings. The major concern was the potential ‘traffic impact on SW Knoll
and what sort of traffic calming would be applied.

SECTION V. APPLICABLE REVIEW CRITERIA AND FINDINGS

The applicable review criteria for Concept Plan review are contained in Community Development Code Chapters
18.350, Planned Developments, and 18.390, Decision Making Procedures. This staff report is limited to the review of
these sections and contains a staff recommendation for the Commission’s decision on the Concept Plan, pursuant to
Section 18.350.050.

The following sections will be addressed later upon application of Planned Development Detailed Plan review:

18.350 (Planned Developments)

18.510 (Residential Zoning Districts)

18.705* (Access, Egress and Circulation)

18.725 (Environmental Performance Standards)
18.745% (Landscaping and Screening)

18.755 (Mixed Solid Waste & Recyclable Storage)
18.765* (Off-street Parking and Loading Requirements)
18.775 (Sensitive Lands Review)

18.780* (Signs)

18.790 (Tree Removal)

18.795* (Vision Clearance)

18.810 (Street and Utility Improvements)

* According to Section 18.350.070.3 of the Planned Development Chapter, these chapters are utilized as guidelines, and strict compliance is not necessary where a
development provides alternative designs and methods that promote the purpose of the PD Chapter.

DECISION MAKING PROCEDURES (CHAPTER 18.390):

The applicant has applied for a Planned Development Concept Plan review. Type 111 procedures apply to quasi-
judicial permits and actions that contain predominantly discretionary approval criteria. T)(f})e III-PC actions are
decided by the Planning Commission with appeals to the City Council. The applicant held a pre-application
conference, consistent with 18.390.050.A. The applicant’s submittal included the required information, including
an Impact Study for the proposed Village At Knoll, consistent with 18.390.050.B.

PLANNED DEVELOPMENTS (CHAPTER 18.350)

18.350.010 Purpose:
The six purposes of the planned development overlay zone are listed in the description of the applicable zone on
the face page of this decision.

18.350.020 Process:
A. Applicable in all zones.
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The planned development designation is an overlay zone applicable to all zones. An applicant may elect
to develop the project as a planned development, in compliance with the requirements of this chapter, or
in the case of a commercial or industrial project an approval authority may apply the provisions of this
chapter as a condition of approving any application for the development.

The subject site is currently zoned R-4.5. The applicant has elected to develop the project as a planned
development and, therefore, is required to address the provisions of the Planned Development chapter.

B. Elements of approval process.
There are three elements to the planned development approval process, as follows:

1. The approval of the planned development concept plan;
2. The approval of the detailed development plan; and
3. The approval of the planned development overlay zone.

The applicant has applied for review of the planned development concept plan. At the time of detailed
development plan review the applicant must also apply for approval of the planned development overlay zone

C. Decision-making process.

1. The concept plan shall be processed by means of a Type III-PC procedure, as governed by Section
18.390.050, using approval criteria contained in Section 18.350.050.

This staff report and recommendation to the Planning Commission is limited to the concept plan review criteria
listed below. The Commission shall make a decision on the proposed concept plan. Review of a detailed plan will
require a new application and Planning Commission hearing.

2. The detailed development plan shall be reviewed by a means of a Type III-PC procedure, as governed
by 18.390.050, to ensure that it is substantially in compliance with the approved concept plan.

The applicant has applied for review of the concept plan. A separate application and hearing are required to review
the detailed plan to ensure it is substantially in compliance with the approved plan.

3. The planned development overlay zone will be applied concurrently with the approval of the detailed
plan.

The applicant must apply for the (PD) overlay to the subject property at the time of detailed plan review.

4. Applicants may choose to submit the concept plan and detailed plan for concurrent review subject to
meeting all of the approval criteria for each approval. All applicants are advised that the purpose of
separating these applications is to provide them clear direction in developing the detailed plans.
Rejection of the concept plan will result in a corresponding rejection of the detailed development plan
and overlay zone.

The applicant has applied for concept plan review only.
5. In the case of an existing planned development overlay zone, once construction of the detailed plan has
been completed; subsequent applications conforming to the detailed plan shall be reviewed under the

provisions required in the chapter which apply to the particular land use application.

This standard is applicable once construction of the detailed plan is completed. This standard is meant to apply to
future modification or expansion of an existing plan.

6. If the application involves subdivision of land, the applicant may also apply for preliminary plat
approval and the applications shall be heard concurrently with the detailed plan.

The proposal does include subdivision of land. Application for preliminary plat approval shall be heard
concurrently with the detailed plan review and approval.
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D. Concurrent applications for concept plan and detailed plan.

In the case of concurrent applications for concept plan and detailed development plan, including
subdivision applications, the applicant shall clearly distinguish the concept from the detailed plan. The
Planning Commission shall take separate actions on each element of the Planned Development
application (i.e. the concept approval must precede the detailed development approval); however each
required action may be made at the same hearing.

The applicant has applied for concept plan review only.
FINDING:  The applicant has anhed for concept plan review only. As shown in the above analysis, the
aﬁplicant’s proposal 1s consistent with the applicable process standards of the planned development

chapter.

18.350.030 Administrative Provisions:
A. Time limit on filing of detailed development plan.

The concept plan approval expires after 1-1/2 years unless an application for detailed development plan
and, if applicable, a preliminary plat approval or request for extension is filed. Action on the detailed
development plan shall be taken by the Planning Commission by means of a Type III-PC procedure, as
governed by Section 18.390.050, using approval criteria in 18.350.070.

The anhcant has applied for a concept plan approval only. The Planning Commission may approve the concept
plan if 1t finds that it meets the approval criteria. The concept plan approval expires after 1-/2 years unless an
application for detailed development plan or request for extension is filed.

B. Zoning map designation.

The planned development overlay zone application shall be concurrently approved if the detailed
development plan is approved by the Planning Commission. The zoning map shall be amended to
indicate the approved planned development designation for the subject development site. The approval
of the planned development overlay zone shall not expire.

The applicant may apply for detailed plan review and for application of the overlay zone. The planned
development overlay zone application shall be concurrently approved if the detailed development plan is approved
by the Planning Commission.

C. Extension.
The Director shall, upon written request by the applicant and payment of the required fee, grant an
extension of the approval period not to exceed one year provided that:

1. No changes have been made on the original concept development plan as approved by the
Commission;

2. The applicant can show intent of applying for detailed development plan or preliminary plat review
within the one-year extension period; and 3) There have been no changes to the applicable
Comprehensive Plan policies and ordinance provisions on which the approval was based.

An extension of the Concept Plan approval is not applicable at this time. The apphcant states that an extension is
not anticipated, but if market conditions warrant, the applicant will file for an extension.

D. Phased development.

1. The Commission shall approve a time schedule for developing a site in phases, but in no case shall the
total time period for all phases be greater than seven years without reapplying for conceptual
development plan review.

2. The criteria for approving a phased detail development plan proposal are that: a) The public facilities
shall be constructed in conjunction with or prior to each phase; and b) The development and occupancy
of any phase shall not be dependent on the use of temporary public facilities. A temporary public facility
is any facility not constructed to the applicable City or district standard.
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APPLICANT’S RESPONSE:

The applicant intends on actively pursuing financing for the development based on the approval of the Concept
Plan. It is anticipated that lots 1-14 will be developed and sold in sequence depending on the market conditions on
the completion of the development. The applicant will be operating the Residential Care Facility (RCF) on lot 15.

The general development schedule is planned to proceed on three phases, with the Detailed Plan being driven by
triggering factors as outlined below. It is the applicant’s intent to proceed with the detailed planning and site
construction as expeditiously as possible, given current weak market conditions.

The following phases are dependent on the market conditions, bank financing, availability of contractors, and
saturation of the housing market.

Phase 1: Site Development: Start Date: March 1, 2010 End Date: July 1, 2010

The site development portion of this project will include the following items:
. Demolition/Deconstruction of existing buildings at 12360 and 12390 SW Knoll Drive;
. Site Work including removal of any trees as specified by landscape plan;
. Site Work including grading of lot;
. Installation of all utilities including:
= Storm water Facilities;
= Sanitary Sewer Facilities; and
= Water Facilities;
Installation and final grading of all roadways (not alleys);
Installation of site sidewalks adjacent to roadways (not interior side abutting homes).

Phase 2: Construction of Residential Care Facility:  Start Date: May 1, 2010 End Date: August 1, 2011

The construction of the RCF portion of this project will include the following items:

. Construction of the general building;

. Site Work for Lot 15 including parking area and re-paving of existing access to Park 217;
. Reclamation and final planting of Natural Resource Area; and

. Planting and final landscaping of Lot 15 and all areas NE of the lower roadway.

Phase 3: Construction of Single-Family Homes: Start Date: July 1,2010  End Date: December 31, 2011

The construction of the single-family homes portion of this project will include the following items:

. Construction of the single-family and attached single-family homes;
. Final Site Work for Lots 1 through 14 including remaining pathways, alleys and sidewalks; and
. Final landscaping and site work for Lots 1-14 and Common Tract A.

E. Substantial modifications to concept plan.
If the Planning Commission finds that the detailed development plan or preliminary plat does not
substantially conform to the concept plan, a new concept plan shall be required.

A modification of the Concept Plan is not applicable at this time.

F. Noncompliance.
Noncompliance with an approved detailed development plan shall be a violation of this chapter.

Compliance with an approved detailed development plan is not applicable at this time.

G. Issuance of occupancy permits.

The development shall be completed in accordance with the approved detailed development plan
including landscaping and recreation areas before any occupancy permits are issued. However, when the
Director determines that immediate execution of any feature of an approved detailed development plan is
impractical due to climatic conditions, unavailability of materials, or other temporary conditions, the
Director shall, as a precondition of the issuance of a required permit, require the posting of a
performance bond or other surety to secure execution of the feature at a time certain not to exceed one
year.
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Issuance of occupancy permits is not applicable at this time.

FINDING:  The applicant has applied for concept plan approval only. At the time of detailed plan review the
a{;j)plicant intends on applying for the (PD) ovetlay zone. The aEplicant is Eroposing a two-year
three-phase development plan. The proposed dates for these ]]3< ases may be unrealistic with respect
to the Planned Development processing time line and on market conditions. The proposal is
otherwise consistent with the applicable administrative standards for planned developments.

18.350.040 Concept Plan Submission Requirements:

A. General submission requirements.

The applicant shall submit an application containing all of the general information required for a Type
III-PC procedure, as governed by Section 18.390.050 and the additional information required by
18.350.040.B.

The applicant included information required by Section 18.390.050 as shown in the findings above for the
Deciston Making Procedures section of this report. The additional information required by 18.350.040.B is shown
below.

In addition, the applicant shall submit the following:
1. A statement of planning objectives to be achieved by the planned development through the particular
approach proposed by the applicant. This statement should include:

a) A description of the character of the proposed development and the rationale behind the assumptions
and choices made by the applicant;

APPLICANT’S RESPONSE:

The proposed Village at Knoll development will create a 15-lot subdivision plus 1 common tract including
single-family homes, attached single-family homes, and a Residential Care Facility (RCF) that will house up to 24
residents along with live-in staff. The RCF will be the focal point of this development meant to encourage and
facilitate intergenerational involvement. The project will incorporate LEED platinum building techniques and
methods throughout the community including all single-family houses as well as the RCF.

The single-family homes will be located closest to the street front alon%lSW Knoll Drive. The attached single-
family homes will follow, and the RCF will be located at the point on the property furthest away from the existing
street.

The Design Team conducted an Opportunities and Challenges Analysis of the property in order to frame the
context for the planned Development Concept Plan.

Challenges

The number one challenge presented by this sit is the slope of this site. Refer to TOPO layout section.
The site shape and setbacks limit the efficiency of site use.

There is a sensitive area buffer boundary at the northeast corner of the site.

The Right-of-way dedication reduces the buildable site area.

The proposed private street reduces the buildable site area.

The miti%ation of trees for this site will increase project cost. With the strong slope of the site it will be
impossible to save the trees we otherwise might during excavation.

Opportunities

. The site slope will be used to our advantage by using the grading to slope the storm water drainage to a
bioswale on the eastern property line.

. We will design the Residential Care Facility (RCF) on lot 15 to act as a retaining wall for the site. Visually
from the street level, the RCF will only appear two stories tall.

. The sensitive area on the north eastern corner will give a great buffer from the Park 217 Business Complex.

. With having to remove most of the site’s existing trees, we will be able to put new landscape trees to
encompass the development and give a great buffer to the adjacent properties.

b) An explanation of the architectural style, and what innovative site planning principles are utilized
including any innovations in building techniques that will be employed;
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APPLICANT’S RESPONSE:

The single-family homes will be designed with craftsman features including front porches, attached garages,
colorful designs and exterior accents. The six homes at the top of the hill will have attached garages accessed by an
alley creating a vibrant street area. There are mature trees on the site that will be retained to create an older
community look and feel to the neighborhood.

The attached single-family homes will also be designed with the same craftsman features as the free standing
single-family homes. The attached homes feature zero lot-line common wall construction with attached garages
for each unit. The garages are accessed from a rear alley.

The RCF will be designed in the same manner as the houses, similar to the existing project currently being
constructed on SW Grant Street, and ones that have been operating in Milwaukie (Oattield Estates) for the past six
years. The RCF will have 24 suites for elders [+6 ezployees| tor a maximum of 30 total residents within the building.

There will be landscaped paths and water features throughout the common tract for community access and usage.
The common tract will also include visitor parking for the site.

The Village at Knoll has two very distinct components of development; the Residential Care Facility and the
Single-family Homes. We will describe the intentions of each separately for additional clarification.

Residential Care Facility:

The Owners of the existing property, William Reed and Lydia Lundberg, have spent the past eight years developing
a forward thinking concept for the future of elder care, Elite Care. Elite Care will be the operating company that
will run the facility, and will be in charge of the long term upkeep of the project. Current Elite Care projects
include Oatfield Estates, a 72 unit project located at the top of Oatfield Hill in Milwaukie and Fanno Creek, an
identical project to the one being proposed located on SW Grant Street in Tigard.

As the owners of the existing property will retain ownership and management, there is a long term thought process
to the development of this project. Shortcuts that might be taken by other development teams in the construction
of the facilities, site improvements, building styles, an% landscaping will not be taken to ensure the quality of
building and the atmosphere for care.

Please go to www.elitecare.com for more information on the philosophy and management style of Elite Care.

Single-Family and Attached Single-Family Homes:
The owners of the property Wﬂi be developing the site for the 14 lots. The contractor for this project, R&R
Energy Resources, 1s jointly owned by Bill Reed and Billy Lenz. The lots will not be sold out to individual builders,

and by maintaining the construction “in house”, it will allow for the architectural styles, building quality and size to
remain constant throughout the project’s construction timeline.

R&R Energy Resources has built approximately 125 homes over the past 5 years including multiple projects for
HOST Development (www.hostdevelopment.com), Blueberry Lane (www.blueberrypdx.com), as well as being the
contractor for the Elite Care building at Fanno Creek in Tigard.

c) An explanation of how the proposal relates to the six purposes of the Planned Development Chapter as
expressed in 18.350.010:

The applicant did not provide a specific response to each of the six purpose statements of the Planned
Development Chapter. Instead, the applicant has referred the Commission to the Project Description,
Architecture/Landscaping, Statement of Intentions, and the Opportunities and Challenges Analysis sections of the
Applicants’ Narrative (pages 5 - 8), which have been included within this report in (a) and (b) above.

To provide a means for property development that is consistent with Tigard's Comprehensive Plan
through the application of flexible standards which consider and mitigate for the potential impacts to the
City; and

To provide such added benefits as increased natural areas or open space in the City, alternative building
designs, walkable communities, preservation of significant natural resources, aesthetic appeal, and other
types of assets that contribute to the larger community in lieu of strict adherence to many of the rules of

the Tigard Community Development Code.

THE VILLAGE AT KNOLL (PDR2008-00004)
PLANNING COMMISSION FINAL ORDER NO. 2009-03 PC
PAGE 8 OF 17



To achieve unique neighborhoods (by varying the housing styles through architectural accents, use of
open space, innovative transportation facilities) which will retain their character and city benefits, while
respecting the characteristics of existing neighborhoods through appropriate buffering and lot size
transitioning; and

To preserve to the greatest extent possible the existing landscape features and amenities (trees, water
resources, ravines, etc.) through the use of a planning procedure (site design and analysis, presentation of
alternatives, conceptual review, then detailed review) that can relate the type and design of a development
to a particular site; and

To consider an amount of development on a site, within the limits of density requirements, which will
balance the interests of the owner, developer, neighbors, and the City; and

To provide a means to better relate the built environment to the natural environment through sustainable
and innovative building and public facility construction methods and materials.

d) An explanation of how the proposal utilized the Planning Commissioner’s Toolbox.

The applicant did not provide a specific response to this criterion. Instead, the applicant has referred the
Commission to the Project Desctiption, Architecture/Landscaping, Statement of Intentions, and the
Opportunities and Challenges Analysis sections of the applicant’s narrative (pages 5 - 8), which have been included
in (a) and (b) above.

2. A general development schedule indicating the approximate dates when construction of the planned
development and its various phases are expected to be initiated and completed.

The applicant identified their three-phase plan, as shown above in the Administrative Provisions section of this
report, to occur over a two-year period through 2011, depending on market conditions.

3. A statement of the applicant’s intentions with regard to the future selling or leasing of all or portions of
the planned development.

The applicant intends on actively pursuing financing for the development based on the ap%roval of the Concept
Plan. It is anticipated that lots 1-14 will be developed and sold in sequence depending on the market conditions on
the completion of the development. The applicant will be operating the Residential Care Facility on lot 15.

B. Additional information.

In addition to the general information described in Subsection A above, the concept plan, data, and
narrative shall include the following information: 1) Existing site conditions; 2) A site concept including
the types of proposed land uses and structures, including housing types, and their general arrangement
on the site; 3) A grading concept; 4) A landscape concept indicating a percentage range for the amount
of proposed open space and landscaping, and general location and types of proposed open space(s); 5)
Parking concept; 6) A sign concept; 7) A streets and utility concept; and 8) Structure setback and
development standards concept, including the proposed residential density target if applicable.

The applicant’s narrative and plan set provide the required applicable information, including a Cover Sheet (C0.0),
Conceptual Site Plan (CO0.1), Preliminary Grading ang Erosion Control Plan (C1), Preliminary Storm Plan (C2),
Preliminary Sanitary Sewer and Water Plan (C3), Preliminary Plat (C4), Existing Knoll Drive Profile (C5),
Topographic Survey (ITP), PUD Open Space Concept Plan (L.1), Tree Preservation and Removal Plan (1.2), Storm
Water Pond (L3), Landscape Plan Details (IL4), Landscape Planting Plan (L5), Landscape Materials Specifications
L0).

C. Allowable uses

In all residential zones, an applicant with a planned development approval may develop the site to
contain a mixture of uses subject to the density provisions of the underlying zone and the density bonus
provisions of 18.350.070.A.3.c. The following uses are allowed with planned development approval:

a. All uses allowed outright in the underlying zoning district;
b. Single-family detached and attached residential units;
C. Duplex residential units;
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d. Multi-family residential units;

Manufactured homes;

Accessory services and commercial uses directly serving the planned development only and which

are customary or associated with, but clearly incidental to the uses permitted in the zone, such as

persona services, preschool or daycare, and retail uses less than 5,000 square feet in sum total;

Community building;

Indoor recreation facility; athletic club, fitness center, racquetball court, swimming pool, tennis

court or similar use;

i Outdoor recreation facility, golf course, golf driving range, swimming pool, tennis court, or similar
use; and

j Recreational vehicle storage area.

o

5

The applicant has proposed single-family detached and attached residential units, consistent with the uses allowed
in all residential zones with planned development approval. Group living, including residential care facilities
restricted to five or fewer residents, is permitted by right in the R-4.5 zone. Group living with six or more
residents, as proposed, is otherwise permitted as a conditional use.

18.350.070.A.3.c:

Chapter 18.715, Density Computation and Limitations. Unless authorized below, density shall be
governed by the density established in the underlying zoning district, using the minimum lot size
established for that district. Where a project site encompasses more than one underlying zoning district,
density shall be aggregated for each district, and may be allocated anywhere within the project site, as
deemed appropriate by the commission.

Sheet CO0.1 of the applicant’s plan set includes a density calculation for the subject site:
2.83 acres (123,425 square feet gross) less 12,522 square feet for the private street and 315 square feet for right-of-
way dedication for SW Knoll = 110,588 square feet net developable area.

110,588 square feet/7,500 squate feet/lot = 14.75 lots (max).

The Commission may further authorize a density bonus not to exceed 10% as an incentive to increase or
enhance open space, architectural character and/or site variation incorporated into the development.
These factors must make a substantial contribution to objectives of the planned development. The degree
of distinctiveness and the desirability of variation achieved shall govern the amount of density increase
which the Commission may approve according to the following:

(1) A 1% bonus for each 5% of the gross site area set aside in open space, up to a maximum of 5%, is
allowed for the provision of active use recreational open space, exclusive of areas contained in floodplain,
steep slopes, drainage ways, or wetlands that would otherwise be precluded from development;

(2) Up to a maximum of 5% is allowed for the development of pedestrian amenities, streetscape
development, recreation areas, plazas, or other items from the Planning Commission’s Toolbox.”

APPLICANT’S RESPONSE:

The applicant will be asking for a 5% density bonus under section (2) for pedestrian amenities. In track “A” in the
open space between the four attached single-family houses the aEph'cant plans on building a gazebo, park bench,
and BBQ) grill for the community to use as a recreational area. The density calculation with the density bonus is
reflected on the site plan on sheet CO.1.

Density bonus: 14.75 lots x 5% density bonus = .74 lots.
14.75 + .74 = 15.49 = 15 lots (max)

FINDING:  As shown in the analysis above, the applicant’s narrative and plan set contains all of the general
information required for a Type I1I-PC procedure and the additional information required by
18.350.040.B. In addition, the applicant has provided a general development schedule, a statement
of intentions with regard to the future selling or leasing of the planned development, and the
additional listed information for concept plan review. Staff suggests that the proposed schedule
would be difficult to meet considering, among other things, the review process for detailed plan
review would likely extend past the proposed March, 2010 beginning date.
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The applicant’s narrative is ambiguous with respect to é)lanning objectives. On page 8 it appears
that the applicant refers to the purposes of the Planned Development Chapter as the planning
objectives. On page 12 the narrative refers to an unidentified page number for the listed objectives.
While not explicitly stating objectives, the Project Description does state that “the RFC will be the
focal point of this development meant to encourage and facilitate intergenerational involvement.
The project will incorporate LEED platinum builging techniques and methods throughout the
community . . .” Staff finds that these objectives could provide substantial community benefits and
would be worth consideration under the purposes of the Planned Development chapter.

The applicant’s narrative provides a cursory description of the character of the proposed
development, rationale behind the assumptions and choices made, architectural style, innovative
site planning principles, and innovations in building techniques. The applicant has proposed the
minimum 20% open space facility and proposes a gazebo, park bench, and BBQ grill for the
community to use as a recreational area. The applicant proposes craftsman style features for the
proposed detached and attached homes including front porches, attached gara%es, colorful designs
and exterior accents. The applicant states the project will incorporate LEED platinum building
techniques and methods throughout the community including all single-family houses as well as the
RCF. However, the applicant égoes not provide any insight into how the arrangement of buildings
and the resulting open spaces would be used by the community (in particular, the shared outdoor
recreation area required for residential use), whether the proposed minimum cg)en space is
adequate, or how the quality of the craftsman construction and detailing would rise to the level of
“innovation” or employ LEED standards.

Further, the applicant did not explicitly address how the proposal relates to the six purposes of the
Planned Development Chapter or provide an explanation of how the proposal utilized the Planning
Commissioner’s Toolbox. Therefore, the Planning Commission should consider whether the
proposal has sufficiently addressed the concept plan submission requirements.

The applicant has proposed a 15-lot subdivision but only 14 lots are allowed under the R-4.5 zone.
Therefore, the applicant has requested a density bonus to increase the density allowed by
approximately 2%, even though 5% was requested. The Commission should consider whether the
proposed gazebo, park bench, and BBQ) grill make a substantial contribution to the objectives of
the planned development and provide the degree of distinctiveness and desirability of variation to
merit any bonus.

In addition, the proposed residential care facility (RCF), with greater than 6 residents, is not a use
permitted outright (by right) in the R-4.5 zone. Therefore, the proposed RCF use would require
additional conditional use review to ensure the use is compatible with other use in the vicinity and
that the impact of the proposed use on the surrounding use and public facilities is minimized. The
applicant’s narrative does not provide a description of the RCF facility in terms of height, bulk,

etailing, fenestration, or roof line. This review would be processed concurrently with the Planned
Development Detailed Plan review.

18.350.050 Concept Plan Approval Criteria:
A. The concept plan may be approved by the Commission only if all of the following criteria are met:

1. The concept plan includes specific designations on the concept map for areas of open space, and
describes their intended level of use, how they relate to other proposed uses on the site, and how they
protect natural features of the site.

APPLICANT’S RESPONSE:

The applicant has provided a Concept Plan (Sheet 1), which includes specific designations on the map for areas
of open space. The Concept Plan and this compliance narrative provide descriptions of the intended level of use
for each sub-area, and how they relate to other proposed uses on the site. The Concept Plan specifically protects
and enhances natural features of the site, particularly the Natural Resource Area on the northeastern property line.

STAFEF’S RESPONSE:
Staff agrees with the applicant’s statement with respect to the identification of open space and the protection of
natural resources on the site. However, the applicant does not provide insight into how the open spaces would be
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used by the community or whether the proposed minimum 20% open space is adequate given the intensity of use,
density proposed, and significant slopes underlying the interior spaces.

2. The concept plan identifies areas of significant natural resources, if any, and identifies methods for
their maximized protection, preservation, and/or management.

APPLICANT’S RESPONSE:

The Concept Site Plan (Sheet C0.1) identifies areas of the site where significant natural resources have been
delineated. The method for maximizing protection, preservation, and enhancement are outlined within this
compliance narrative and visually displayed on the various plans.

STAFEF’S RESPONSE:

The applicant has included the recommendations of Clean Water Services Service Provider Letter for enhancement
of the vegetated corridor at the bottom of the site. In addition, trees have been identified for retention at the top of
the site, as fproposed in the applicant’s Arborist Report. The City Arborist has commented on the proposal (see
Other Staff Comments on page 15), suggesting there may be other trees worth protecting and others that have
been retained that could be removed as invasive species.

3. The concept plan identifies how the future development will integrate into the existing neighborhood,
either through compatible street layout, architectural style, housing type, or by providing a transition
between the existing neighborhood and the project with compatible development or open space buffers.

APPLICANT’S RESPONSE:

The concept Plan identifies how the future development will integrate into the existing neighborhood, primarily
through compatible street layout and architectural style. The plan also provides a landscape transition between the
abutting residential neighborhood and the project. Buffering and screening details will also be provided along
adjacent properties, as detailed on the landscape plan (Sheets L1-L06).

STAFI’S RESPONSE:

The applicant’s proposal does integrate the proposed development into the neighborhood in several important
ways including the placement of single-family detached dwellings of craftsman design adjacent to SW Knoll and
the placement of the RCF to the rear of the site to minimize the scale and impact of the development as
experienced from the public street. In addition, the open space buffers that include mature trees and water features
located between the proposed single-family detached dwellings and SW Knoll provide an easily accessed amenity
to the neighborhood. Further, the side yards of the dwellings of the two abutting properties look out on the
proposed passive use facility. It should be noted, however, that the proposed frontage along SW Knoll is not to
standard and will need to satisfy the appropriate radius standard per Washington County.

4. The concept plan identifies methods for promoting walkability or transit ridership, such methods may
include separated parking bays, off street walking paths, shorter pedestrian routes than vehicular routes,
linkages to or other provisions for bus stops, etc.

APPLICANT’S RESPONSE:
The Concept Plan (Sheet C0.1) identifies methods of promoting walking paths around the site and including
separate parking bays, bicycle parking, and off street walking paths.

STAFI’S RESPONSE:

Staff agrees with the applicant’s statement. However, the applicant has not addressed transit ridership. Trimet’s
#78 bus line, linking Lake Oswego with Beaverton includes two bus stops within 300 feet of the project boundary
on SW Hunziker at the intersection with SW Knoll. Sidewalk improvements along the three intervening lots on SW
Knoll and applicable upgrades to the bus stops should be considered to mitigate for the impacts of the proposed
development and promote walkability and transit ridership within the neighborhood.

5. The concept plan identifies the proposed uses, and their general arrangement on site. In the case of
projects that include a residential component, housing type, unit density, or generalized lot sizes shall be
shown in relation to their proposed location on site.

APPLICANT’S RESPONSE:
The Concept Plan (Sheet C0.1) identifies the proposed uses and their general arrangement on the site.
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STAFEF’S RESPONSE:

Staff agrees with the applicant’s statement that the proposed uses and their general arrangement on site have been
identified. However, the density of the residential units represented may be problematic.grhe average lot size of
lots 1-14 is 2,903 square feet, or 39% of the base zone standard of 7,500 square feet in the R-4.5 zone. As
discussed in the Additional Discussion Areas below, the proposed private street design is in conflict with fire and
safety standards and the City’s street design standards, which may necessitate reducing the number of lots to
accommodate the larger street and alley sections.

6. The concept plan must demonstrate that development of the property pursuant to the plan results in
development that has significant advantages over a standard development. A concept plan has a
significant advantage if it provides development consistent with the general purpose of the zone in which
it is located at overall densities consistent with the zone, while protecting natural features or providing
additional amenities or features not otherwise available that enhance the development project or the
neighborhood.

APPLICANT’S RESPONSE:

The Concept Plan (Sheet C0.1) demonstrates that development of the property pursuant to the plan will result in a
development that has significant advantage in that it provides development consistent with the general purpose of
the R-4.5 Zoning. The Plan protects and enhances the highest value natural features of the site. The Plan provides
additiol?al amenities and pedestrian oriented features that enhance the development project and the neighborhood
generally.

STAFI’S RESPONSE:

Staff agrees with the a%plicant’s statement with respect to the proposed concept plan providing significant
advantages over a standard development. Notwithstanding the ditficulties with the proposal, the plan would
preserve neighborhood livability at overall densities consistent with the R-4.5 zone, while protecting natural
features and providing additional amenities or features not otherwise available that enhance the development
project or the neighborhood.

FINDING:  The proposed concept plan Erovisionally meets all of the Concept Plan Approval Criteria and,
therefore, may be approved by the Commission. However, as indicated in the Toolbox, the concept
plan should reflect the maximization of opportunities where the objective is design excellence. It is
the express intention of the concept plan review that the concept is entirely open for discussion.

Staff supports the main objective of the applicant’s proposal, to provide an intergenerational
development utilizing LEED standards for development and therefore, does not recommend
denial. However, as indicated in the findings for this report, staff is not comfortable recommending
approval of the proposed planned development. Staff recommends that prior to approval of the
concept plan, Commissioners consider the findings in this report and the issues raised in the
following Additional Discussion Areas section, in addition to any others they may have, in order to
provide the applicant with clear direction in revising the proposed concept plan and developing the
detailed plan.

SECTION VI. ADDITIONAL DISCUSSION AREAS

1. Concept Plan Submission Requirements. The applicant did not explicitly address how the proposal relates
to the six purposes of the Planned Development Chapter or provide an explanation of how the proposal
utilized the Planning Commissioner’s Toolbox. Therefore, the Planning Commission should consider whether
the proposal has sufficiently addressed the concept plan submission requirements. For example, the Purposes
and Toolbox provide for:

Such added benefits as increased open space in the City, alternative building designs, and
aesthetic appeal.

The applicant has proposed typical craftsman designed structures with unnamed LEED features. There is
no indication in the submittal materials how aesthetics is being addressed. The applicant suggests that
development control will be assured by the owners/builders and offers links to ptior projects to
demonstrate their quality. Land use permits do not ensure ownership as the permit runs with the land.
Therefore, the quality of the project must be expressed in the land use proposal and assured through
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conditions of approval. For example, aesthetic appeal could be proposed for the distinctive features of the
common areas such as the ponds, paths, stairways, and retaining walls, which should be constructed or
faced with natural or natural appearing materials; retaining walls should not exceed 4 feet in height.

To provide a means to better relate the built environment to the natural environment through
sustainable and innovative building and public facility construction methods and materials.

The applicant proposed LEED Platinum design of the proposed residences and RCF. However, it is
unclear whether the project would seek the LEED certification or just incorporate elements of the LEED
Platinum standards. Without additional clarity there would be no assurance that innovative building and
public facility construction methods and materials would be integrated into the project.

Proposed open space should be commensurate with intensity of the density within the
development.

As proposed, with the 2% (5% requested) density bonus, the average lot size of lots 1-14 is 2,903 square
feet, or 39% of the base zone standard ot 7,500 square feet in the R-4.5 zone. Under the Open Space
section, the Toolbox suggests that the degree of open space should be commensurate with the intensity of
the density within the development. However, the applicant has proposed just the minimum 20% open
space. The Commission may consider increasing the open space allocation by not granting the density
bonus, reducing the size of the RCF, or propose the applicant pay a fee in-lieu or offer an off-site location.

Note: As discussed under the “access” issue below, the proposed private street design is in conflict with
fire and safety standards and the City’s street design standards, which also may necessitate reducing the
number of lots.

2. Natural Resource Preservation. As the comments received from the City Arborist, below, indicate, there
may be opportunities to preserve additional trees or groups of trees. In addition, the Commission may
wish to consider requiring the applicant to remove Hawthorne trees #8 and #21, which they have
scheduled for retention, because the species is listed as invasive by Clean Water Services.

3. Grading. The applicant’s Grading Plan (Sheet C1) shows mass grading for the proposed access and water
quality %acﬂity in Tract A. However, it does not show how the 14 lots or common open space areas would
be graded. The character and quality of the passive use and shared outdoor recreation areas of the site may
be adversely affected by the grading necessary for the proposed development. For example, the proposal 1s
to include an area for common recreation and feature a gazebo, park bench, and BBQ grill. However,
besides the pathways and water features shown on the Conceptual Site Plan (Sheet C0.1) there is no
apparent plaza area to accommodate them. The interior open space slopes between the proposed dwellings
are approximately 15% with no indication in the application materials on how this would be addressed.

4. Lot frontage. The applicant has proposed single-family detached lots (lots 2 thru 5) without frontage on a
public or private street. Pursuant to the Lot standards in Section 18.810.060.B, these lots must have a
minimum of 25 feet of frontage (unless reduced by the Commission). The proposed development plan
shows approximately 95 feet between the private street ingress and egress, which may have to be widened
to accommodate the required frontage. The frontage on SW Knoll will also be affected by the street design
standards for corners (Washington County “eyebrow”) which are not shown in the proposed site plan. To
preserve the proposed passive use open space in this area, an easement would be required over the front
portion of the affected lots.

5. Access and Street Design. The section for the (E)roposed one-way private street loop does not meet the
design standards for private streets (20 feet wide with curb and 5-foot sidewalk). The code only provides
for one-way streets for multi-family developments and not for single-family. In addition, the applicant
proposes alley access to the back of the single-family detached units and the front of the single-family
attached units. The alley is shown as a 12-foot access way in an easement over the abutting properties,
while Table 18.810.1 requires 16 feet in width. Section 18.705.030.1.3 requires private residential access
drives be provided and maintained in accordance with the provisions of the Uniform Fire Code. As shown
in the following comments from TVF&R, the fire district does not endorse the design concept wherein
twenty feet of unobstructed roadway width is not provided (however, if the buildings are sprinkled,
variations from the road design standards may be approved). The street design issue is complicated by the
short driveways of Lots 7 thru 14 (2 to 18 feet) with access on the private street. The Planning Commission
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may grant deviations from the street standards, if sanctioned by the City Engineer, when it can be shown
that public safety will not be compromised. This issue should be resolved prior to Planning Commission
approval.

SECTION VII. OTHER STAFF COMMENTS

The Tigard Police Department commented that they have no objections to the proposal.
The City Arborist provided the following comment:

Concept plan approval criterion 18.350.050.A.2 requires that: ““The concept plan identifies areas of significant
natural resources, if any, and identifies methods for their maximized protection, preservation, and/or
management.” Trees may be deemed “significant natural resources” due to species, size, and condition. The
criteria for significance may be specified as follows:

Species — Oregon native
Size — Greater than six inches in diameter
Condition — Good health and good structure

According to the project arborist and landscape architect, the following trees meet the above criteria:

Tree Number Tree Type Trunk Diameter Action
1 Oregon ash 13 and 20” Preserve
Oregon ash 7” and 20” Preserve
3 Oregon ash 45” Preserve
4 Oregon white oak 177 Preserve
5 Oregon white oak 307 Preserve
7 Oregon ash 187 Preserve
9 Oregon white oak 35” Preserve
11 Oregon ash 16” and 23” Preserve
12 Oregon ash 10” Preserve
13 Oregon ash 16” and 12”7 Preserve
14 Oregon white oak 327 Preserve
15 Oregon ash 207 Preserve
65 Oregon ash 127 Remove
66 Oregon ash 107 Remove
67 Oregon ash 6’ Remove
68 Oregon ash 8” Remove

A total of 16 significant natural resource trees (native trees in good condition) exist on site. Of these trees, four are
scheduled for removal due to their location within building footprints or driveways. These four trees are clustered
together and could potentially be preserved if the site design were significantly altered. However, the value of
accommodating four more native trees would need to weighted against preservation costs by the Planning
Commission.

One more consideration for Planning Commission would be to require the applicant to remove the Hawthorne
trees scheduled for retention (tree #8 and tree #21). These trees are listed as an invasive species by Clean Water
Services due to their habit of forming dense thickets and displacing native understory species. Their seeds are
primarily i‘pread by fruit eating birds. Planning Commission may choose to waive mitigation requirements as an
incentive for invasive tree removal.

SECTION VIII. AGENCY COMMENTS

Oregon Department of Transportation was notified of the proposed development but did not comment.

Clean Water Services provided a general comment letter dated July 1, 2009 addressing sanitary sewer, storm
water, erosion control and sensitive areas. In addition, CWS issued a service provider letter with conditions of

THE VILLAGE AT KNOLL (PDR2008-00004)
PLANNING COMMISSION FINAL ORDER NO. 2009-03 PC
PAGE 15 OF 17



approval dated February 13, 2008 (CWS File No. 05-0026006) requiring mitigation for the vegetated corridor
encroachment.

Tualatin Valley Water District provided the following comment:

Tualatin Valley Fire & Rescue endorses this proposal predicated on the following criteria and conditions of
approval:

1) FIRE APPARATUS ACCESS ROAD EXCEPTION FOR AUTOMATIC SPRINKLER
PROTECTION: When buildings are completely protected with an approved automatic fire s})rinkler system,
the requirements for fire apparatus access may be modified as approved by the fire code official. (IFC 503.1.1)

2) AERIAL FIRE APPARATUS ACCESS: Buildings or portions of buildings or facilities exceeding 30 feet in height
above the lowest level of fire department vehicle access shall be provided with approved fire apparatus access roads
capable of accommodating fire department aerial apparatus. Overhead utility and power lines shall not be located
within the aerial fire apd;;aratus access roadway. Fire apparatus access roads shall have a minimum unobstructed width
of 26 feet in the immediate vicinity of any building or }]tiortlon of building more than 30 feet in height. At least one of
the required access routes meeting this condition shall be located within a minimum of 15 feet and a maximum of 30
feet from the building, and shall be positioned parallel to one entire side of the building. (IFC D105)

This requirement applies to the access roadway from the Park 217 Business Park.

3) FIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE: Fire apparatus access
roads shall have an unobstructed width of not less than 20 feet (12 feet for up to two dwelling units and
accessory buildings), and an unobstructed vertical clearance of not less than 13 feet 6 inches. Where fire
apparatus roadways are less than 26 feet wide, “NO PARKING” signs shall be installed on both sides of the
roadway and in turnarounds as needed. Where fire apparatus roadways are more than 26 feet wide but less
than 32 feet wide, “NO PARKING” signs shall be installed on one side of the roadway and in turnarounds as
needed. Where fire apparatus roadways are 32 feet wide or more, parking is not restricted. (IFC 503.2.1)

The fire district does not endorse the design concept wherein twenty feet of unobstructed roadway
width is not provided.

The fire district will not endorse the design of this project. In a previous conversation with the
applicant regarding the feasibility of a one way access roadway (SW Knoll), we approved a design
concept serving a 24-bed residential care facility. We did not discuss or approve parking within that
narrow roadway or the inclusion of one- and two-family dwellings within the project.

4) FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS: Where a fire hydrant is located on a
fire apparatus access road, the minimum road width shall be 26 feet. (IFC 1D103.1)

5) NO PARKING SIGNS: Where fire apparatus roadways are not of sufficient width to accommodate parked
vehicles and 20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both sides
of the roadway and in turnarounds as needed.

6) SURFACE AND LOAD CAPACITIES: Fire apparatus access toads shall be of an all-weather surface that
is easily distinguishable from the surrounding area and is capable of supporting not less than 12,500 pounds
point load (wheel load) and 60,000 pounds live load (gross vehicle weight). You may need to Iprovlde

documentation from a reglstered engineer that the design will be capable of supporting such loading. (IFC
D102.1)

7) TURNING RADIUS: The inside turning radius and outside turning radius shall be not less than 28 feet and
48 feet respectively, measured from the same center point. (IFC 503.2.4 & 1D103.3)
This requirement applies to all roadways shown on the submitted drawings.

8) GRADE: Fire apparatus access roadway grades shall not exceed 10 percent. Intersections and turnarounds
shall be level (maximum 5%) with the exception of crowning for water run-off. When fire sprinklers are
installed, a maximum grade of 15% may be allowed. Adequacy of fire apparatus access shall be evaluated from
the point beginning at the first due fire station to a point within 150 feet of all structures within the
development. The approval of fire sprinklers as an alternate shall be accomplished in accordance with the
provisions of ORS 455.610(5). (IFC 503.2.7 & D103.2)
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COMMERCIAL BUILDINGS - REQUIRED FIRE FLOW: The. required fire flow for the building shall not
exceed 3,000 gallons per minute (GPM) or the available GPM in the water delivery system at 20 psi, whichever is
less as calculated using IFC, Appendix B. A worksheet for calculating the required fire flow is available from the
Fire Marshal’s Office. (IFC B105.2) |

9) SINGLE-FAMILY DWELLINGS - REQUIRED FIRE FLOW: The minimum available fire flow for
single-family dwellings and duplexes setved by a municipal water sugply shall be 1,000 gallons per minute. If
the structure(s) is (are) 3,600 square feet or larger, the required fire flow shall be determined according to IFC
Appendix B, (IFC B105.1)

10) FIRE HYDRANTS - COMMERCIAL BUILDINGS: Where a pottion of the building is mote than 400
feet from a hydrant on a fire apparatus access road, as measured in an approved route around the extetior of
the building, on-site fire hydrants and mains shall be provided. This distance may be increased to 600 feet for
buildings equipped throughout with an approved automatic sprinkler system. (IFC 508.5.1)

11) FIRE HYDRANTS - ONE- AND TWO-FAMILY DWELLINGS & ACCESSORY STRUCTURES:
Where 2 portion of a structure is more than 600 feet from a hydrant on a fire apparatus access road, as
measured in an ag roved route around the exterior of the structure(s), on-site tire hydrants and mains shall be

provided. (IFC 508.5.1)

12) FIRE HYDRANT NUMBER AND DISTRIBUTTON: The minimum number and distribution of fire
hydrants available to a building shall not be less than that listed in Appendix C, Table C 105.1.

13) FIRE HYDRANT DISTANCE FROM AN ACCESS ROAD: Fite hydrants shall be located not more
than 15 feet from an approved fire apparatus access roadway. (IFC C102.1)

14y REFLECTIVE HYDRANT MARKERS: Fire hydtant locations shall be identified by the installation of
reflective markers. The markers shall be blue. They shall be located adjacent and to the side of the centetline
of the access road way that the fire hydrant 1s located on. In case that thete is no center line, then assume a
centerline, and place the reflectors accordingly. (IFC 508.5.4)

15) FIRE HYDRANT /FIRE DEPARTMENT CONNECTION: A fire hydrant shall be located within 100
feet of a fire department connection (FDC). Fire hydrants and FDC’s shall be located on the same side of the

fire apparatus access roadway. FDC’s shall normally be remote except when approved by the fire code official.
(IFC 912.2)

This requirement applies to the residential care facility.
16) ACCESS AND FIRE FIGHTING WATER SUPPLY DURING CONSTRUCTION: Apptoved fite

apparatus access roadways and fire fighting water supplies shall be installed and operational priot to any
combustible construction or storage of combustible materials on the site. (IFC 1410.1 & 1412.1)

PASSED: THE 21" DAY OF SEPTEMBER, 2009 BY THE CITY OF TIGARD PLANNING
COMMISSION.

Seaw T~

Jodie Inman, Planning Commission President

Dated this_ 30" day of September, 2009,
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