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LAND USE HISTORY

This application is for a site and design review permit to allow for a new retail store.
Development Code (DC) §17.3.320 Table 3-10 Commercial and Mixed Use Zones — Use
Table lists General Retail — Sales Oriented as a Limited use in the Neighborhood Mixed
Use zoning district. The limitation is that the use must be located within a Village Center
of a Mixed Use Planned Development and reviewed pursuant to §17.4.300 et. seq.

The Development Code defines General Retail - Sales Oriented as “Establishments
which engage in consumer-oriented sales, leasing and rental of consumer, home and
business goods. Examples include sales, leasing and rental of art supplies, bicycles,
clothing, dry goods, electronic equipment, fabric, gifts, groceries, hardware, household
products, jewelry, pets and pet products, pharmaceuticals, plants, printed materials,
stationary and videos. The sales-oriented category excludes large-scale consumer
products (see §17.12.130(D)(4) Bulk Sales) and those sold primarily outdoors (see
§77.12.130 (D)(5), Qutdoor Sales).”

Dollar General is a variety store with muitiple product lines. Because it engages in
consumer-oriented sales, it falls within the General Retail — Sales Oriented definition
above.

As the proposed building would exceed 3,000 square feet of gross floor area, the Design
Guidelines require Planning Commission review pursuant to Type Il review procedures.
Because this activity requires design review, all associated reviews (in this case, site
plan approval and a lot line adjustment) are also subject to Planning Commission review,
pursuant to DC §17.1.510 Elevation of a Type |l Application to Type Il Process.

The applicant hosted a neighborhood meeting on May 28, 2019. The City provided a
mailing list to the applicant that included property owners and residents within the
standard 300-foot radius used by the City for official notices. The applicant’s meeting
summary is attached as Exhibit “E”.

Public notice for this application was mailed to property owners and residents within 300
feet of the site on May 28, 2019, as required by DC §17.1.610. Notice of this request
was also provided to Washington County (because the County has jurisdiction over
Gales Creek Road), the Plans Review Board, and published in the News Times.
Washington County's comments are attached as Exhibit “B”. Comments from the
Building Division, Engineering and Fire departments are included below in the Public
Services section. As of the writing of this report, several comments have been received
from the public; they are attached in Exhibit “F”.

Il. PROJECT DESCRIPTION AND ANALYSIS

1. Description of Proposal: The proposal would result in the construction of a new retail
building and associated parking and landscaping. The building would be a single-
story and have 9,100 square feet of floor area. It would take vehicular access from
Gales Creek Road. A lot line adjustment to enlarge the gross site area from 0.78 to
0.86 acres is also proposed (net area will be less due to a right-of-way dedication).

2. Site Examination: The site is located west of the Thatcher Road / Gales Creek Road
intersection. It slopes upward east-to-west, and is presently developed with a small
(832-square-foot) single-family home of indeterminate age. The site has a scattering
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of conifer and deciduous trees but is otherwise mostly grass. The Gales Creek Road
frontage is unimproved, lacking curbs, gutters and sidewalks. Storm drainage is
provided via a ditch. Overhead power and utility lines are located along the front
property line.

Existing Comprehensive Plan Designation and Zoning of Site and Area

LOCATION COMPREHENSIVE ZONE LAND USE
PLAN DESIGNATION DISTRICT

Site Neighborhood Mixed Use Neighborhood Mixed Single-Family
(NMU) Use (NMU) Home

North Neighborhood Mixed Use Neighborhood Mixed Single-Family
(NMU) Use (NMU) Home

South Low Density Residential — Single-Family Single-Family
Standard (LDR-B) Residential (R-7) Homes

East Neighborhood Mixed Use Neighborhood Mixed Online Retail

(NMU) Use (NMU) Auto Parts Sales

West Neighborhood Mixed Use Neighborhood Mixed Single-Family

(NMU) Use (NMU) Home

. Site Design: The site plan consists of a new building to be located at the northeast
corner of the site, and parking for 31 cars, including 2 ADA spaces. The trash
enclosure would be located at the northwest corner of the site, while the water quality
facility would be located at the property’s lowest point along the Gales Creek Road
right-of-way. A pedestrian walkway would be provided from the building to connect
with a new public sidewalk to be constructed along the frontage.

Vehicular access to the site would be via a driveway connecting to Gales Creek
Road. The driveway would be located toward the western property line in order to
maximize the distance between it and the Thatcher Road intersection. The driveway
location has been reviewed and approved by Washington County.

The balance of the site would be landscaped (see Exhibit 1 Sheets L1.0 and L2.0
Landscape Plans). Further discussion follows in the Landscape section below.

Building Design Standards: This application was submitted before specific design
standards for the NMU zoning district were adopted. For this application, the
standards of DC §17.4.315 MUPD Development Standards and DC §17.8.000 et.
seq. General Development Standards apply as follows:

a. Base Zone Standards. The NMU base zone standards apply.

b. Site Size. There are no minimum or maximum MUPD areas required.

c. Residential Density. This section is not applicable as no housing is proposed.

d. Lot Sizes. There is no minimum or maximum lot area required.

e. Housing Types Allowed. This section is not applicable because no housing is
proposed.
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f.

Village Center.

1.

Building Design. The design and development standards for the Town Center
Transition zoning district form the basis for the building’s design unless
modified through the MUPD. The Building Design Standards Within Town
Center Districts are listed in DC §17.8.710(C) as follows (alternatively, project

elements can be approved by applying the Design Guidelines in the section
that follows) -

1) Building Form

a. All new structures shall be a minimum of two-stories in height in the
TCC Zone or a minimum height of 16 feet in the TCT Zone, as
measured at the front elevation to top of parapet or eave line of lowest
point of facade.

The lowest point of the fagade would be 18 feet high, which would
exceed the 16-foot minimum.

b. All flat-roofed buildings shall have a decorative cornice at top of
building (parapet).

The building would have a flat roof. There would be a decorative 3.5-
foot-tall cornice at the top on the sides and rear, and a 9-foot tall
cornice over the front entry.

c. Exterior pilasters and columns shall project a minimum of 6 inches
beyond building face.

No pilasters or external columns are proposed.

d. All rooftop mechanical equipment shall be screened by a solid wall
from view of the public right-of-way and pedestrian routes.

Mechanical equipment would be mounted on the roof. Screening of
the equipment is included as a condition of approval.

2) Retail Storefronts

a. First floor vertical elements such as columns or pilasters shall be
provided and spaced center-to-center at a maximum of 25 feet apart.

No pilasters or external columns are proposed. The front entryway would
be set forward of the main plane of the fagade on internal columns, and
would be further embellished with a pediment (i.e., a gable, usually of a
triangular shape, placed above a horizontal structure).

b. Doors on the main floor fagade facing a street shall contain
windows equivalent in size to 50% of door surface area.

The front doors would be entirely glazed. Additional glazing would be
provided on both sides of and above the doors.
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3)

C. Storefront glazing must be transparent. Reflective, tinted, glazed or
techniques that obscure more than 20% of glazed surfaces shall be
prohibited.

Glazing would be tinted. Tinting would be appropriate as the windows
would face south.

d. Glazing dimensions shall have a greater height than width.

Window dimensions of the faux windows are 5 feet tall by 2 feet wide, in
pairs. They would be bracketed with decorative shutters.

€. Storefront glazing with divided lights shall be limited to transom
windows only.

Based on the submitted plans (Exhibit “A” Sheet A3.0) divided lights are
proposed for the faux windows on either side of the store-front entry.
Divided lights can be approved through application of the Design
Guidelines if found to result in a higher quality development than would
result under a strict interpretation of the code.

f. All window frames shall be painted.

Window frames would be pre-finished aluminum, which can be approved
through application of the Design Guidelines if found to result in a higher
quality development than would result under a strict interpretation of the
code.

g. Awnings shall be constructed of metal, glass or natural canvas
fabrics. Vinyl, synthetic fabric, plastic or backlit awnings are prohibited.

No awnings are proposed.

Commercial Entries

a. The entry enclosure shall be offset a minimum of 2 feet from the
building fagade.

The entry would be set back 3 feet from the plane of the main facade, and
the pediment would project out another 2 feet.

b. Windows and door in exterior wall shall be surrounded with trim
of 2-1/2 inches minimum width.

Window trim would be 5.5 inches in width.

c. At least 25% of all primary entry doors shall contain transparent
glazing.

The primary entry doors would be 100% transparent.

d. Unpainted metal frames are prohibited.
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4)

)

Window frames would be pre-finished aluminum, which can be approved
through application of the Design Guidelines if found to result in a higher

quality development than would result under a strict interpretation of the
code.

€. Reflective, opaque or tinted glazing is prohibited.

Glazing would be tinted, which can be approved through application of
the Design Guidelines if found to result in a higher quality development
than would result under a strict interpretation of the code. Tinting would
be appropriate as the windows would face south.

Residential Entries

This section is not applicable as no residences are proposed.

Windows and Doors

a. Window and door openings shall comprise the following minimum
portions of the front building facades at the main floor as measured
between 2 feet above the sidewalk to 10 feet above the sidewalk: TCC -
80%; TCT - 50%.

Window and door openings would be about 42% of the front building
fagade between 2 and 10 feet above the walkway, which is less than the
50% required. A lesser percentage can be approved through application
of the Design Guidelines if found to result in a higher quality development
than would result under a strict interpretation of the code.

b. Window and door openings shall comprise the following minimum
portions of the front building fagade above the main floor as measured
between 2 feet above the sidewalk to 10 feet above the sidewalk: TCC -
30%; TCT - 30%.

This section appears to be duplicative to (a) above, but at a reduced

standard for the TCT zoning district. As (a) above is more restrictive, it is
the applicable code section.

c. Clear or transparent glazing is required for windows fronting the
public rights-of-way.

Glazing facing the street would 100% transparent, although tinted.

d. Glass shall be recessed a minimum of 1-1/2 inches from the
surrounding exterior wall surface.

Windows would be recessed.
e. Spandrel, glass curtain-wall or any window wall glazing that

creates an opaque, flat or featureless, or reflective surface shall not be used
at ground floor.
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Spandrel glazing is designed to be opaque. All the faux windows —
including those on the front elevation — would have spandrel glazing. This
feature can be approved through application of the Design Guidelines if
found to result in a higher quality development than would result under a
strict interpretation of the code.

Exterior Walls

a. Vinyl, plastic or metal siding are prohibited the all Town Center
Zones.

No vinyl, plastic or metal siding is proposed. Siding is proposed to be
various Hardie-brand products, and cultured stone.

b. Synthetic Stucco (EIFS, Dryvit, etc.) insulating cladding materials
along the first floor of facades that front public rights-of-way are
prohibited.

No synthetic stucco is proposed. Siding is proposed to be various Hardie-
brand products, and cultured stone.

c. Flagstone or other stone veneer along the first floor of facades that
front public rights-of-way are prohibited.

Cultured stone veneer is proposed on the south elevation facing Gales
Creek Road and on the west elevation facing the car park. Cultured stone
veneer can be approved through application of the Design Guidelines if
found to result in a higher quality development than would result under a
strict interpretation of the code.

d. Simulated or cultured stonework are prohibited for commercial
uses.

Cultured stone veneer is proposed on the south elevation facing Gales
Creek Road and on the west elevation facing the car park. Cultured stone
veneer can be approved through application of the Design Guidelines if
found to result in a higher quality development than would result under a
strict interpretation of the code.

e. Wood, asphalt or cement shingles are prohibited at first floor for
commercial uses.

Shingles are proposed along the cornice. Shingles can be approved
through application of the Design Guidelines if found to result in a higher
quality development than would result under a strict interpretation of the
code.

Walls and Fences

a. Plastic and/or chain-link fences are prohibited in all Town Center
zones.
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No plastic or chain-link fencing is proposed. The proposed fence would
be painted wood.

b. All wood fences shall be painted.

A six-foot-tall painted wooden fence is proposed along the sides and rear
of the site.

2. Minimum_and Maximum Commercial Floor Area. The maximum floor area
allowed is 25,000 square feet. This building would be 9,100 square feet. The
existing commercial buildings in the area have a combined total floor area of
5,432 square feet, for a grand total of 14,532 square feet, or about 58% of the
maximum allowed.

3. Village Center Maximum Area is limited to 50% of the developable land or 3
acres, whichever is greater. This NMU-zoned area totals 6.68 acres. The
combined lot area of the existing and proposed commercial uses is 1.85
acres. This total is less than 3 acres, and about 28% of the total land area
within the NMU-zoned area.

4. One Village Center is allowed in each NMU Zoned Area.

5. Institutional Uses may not exceed 10% of the maximum floor area. This
section is not applicable because no institutional uses are proposed.

g. Building Height. The height limit in the NMU zoning district is 45 feet. The height
of the building would be 18 feet, except for the parapet over the front entry, which
would be 27 feet tall. As such, the building height would be well below the
maximum allowed.

h. Building Setbacks. The site is located in the Neighborhood Mixed Use (NMU)
zoning district. No front, side, or rear setbacks apply. The front (south) setback
would be about 80 feet while the rear (north) setback would be 10 feet. The east
side yard setback would be 15 feet, while the west side yard setback would be
about 85 feet.

i.  Open Space. At least 20% open space in a MUPD is required. However, as this
is not a planned development project, this provision is not applicable.

j- Pedestrian Orientation. This section emphasizes pedestrian connectivity. As
proposed, the new building would have a walkway connection to a new public
sidewalk along Gales Creek Road. No walkway connections to adjacent
properties are proposed, but they could be installed at a later date when the
adjoining properties are redeveloped.

k. Parking. Base zone parking area requirements apply. DC §17.8.515 Table 8-5
Parking Requirements regulates the minimum number of parking stalls required
and the maximum number of parking stalls allowed.
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Use Proposed | Minimum Spaces | Maximum Spaces Spaces
Floor Area per 1,000 S.F. per 1,000 S.F. Required
General 34
Retail — 9,100 3.70 6.20 Minimum
Sales Square Feet ' 56
Oriented Maximum

Between 34 and 56 spaces would be required overall. As designed, 31 spaces
would be constructed. All would be standard-sized (including 2 ADA-accessible
spaces).

DC §17.8.520(A)(1) allows for the minimum number of parking spaces required
to be reduced by 10% if the site is within 500 feet walking distance of a transit
stop. A Grovelink stop is located at the Gales Creek Road / Thatcher Road
intersection less than 300 feet distant from the site. A 10% reduction from 34
spaces would allow for 31 parking spaces.

DC §17.4.315(K) stipulates that “No parking or vehicular circulation areas shall
be located between the building and the street.” As noted above, this is a single-
building project, and not part of a planned development. Parking can be located
between the building and the street through application of the Design Guidelines
if found to result in a higher quality development than would result under a strict
interpretation of the code.

I Water Features. No water features are extant. This section is not applicable.

m. Facilities and Services. This section requires the provision of all service facilities.
All facilities are already extant or will be required to be installed by the applicant
as a condition of approval.

n. Underground Utilities are required (also required by §17.8.645(A)). The site and
building would be served with underground utilities. The existing overhead lines
along Gales Creek Road would remain in place; there are no plans to
underground these facilities.

o. Construction to Standards. This section requires that all public facilities be
constructed to City standards. All facilities will be required to do so as a condition
of approval.

6. TIraffic and Circulation: The site fronts Gales Creek Road, a designated Arterial street on
both the Forest Grove and Washington County transportation system plans. The road is
under Washington County’s jurisdiction. It has a single travel lane in each direction. The
taper for the left-turn lane serving the Thatcher Road intersection begins in front of the
site.

The Institute of Transportation Engineers Trip Generation Manual 9" Edition (2012)
defines a “Variety Store” as “...a retail store that sells a broad range of inexpensive
items often at a single price. These stores are typically referred to as ‘dollar stores.’
ltems sold at these stores typically include kitchen supplies, cleaning products, home
office supplies, food products, household goods, decorations and toys. These stores are
sometimes stand-alone sites, but they may also be located in small strip shopping
centers.”
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The Manual cites a limited number of studies (15) performed in Florida in 2010. The
estimates are calculated based on how many trips would be generated per 1,000 square

feet of a building’s gross floor area (GFA):

Trip Rate | GFA | DG GFA Trips
Average Daily Trips (ADT) Lower Range 33.73 1,000 9.1 306.94
Average Daily Trips (ADT) Upper Range 133.60 1,000 9.1 1,215.76
Average Daily Trips (ADT) Combined 64.03 1,000 9.1 582.67
Weekday a.m. peak hour (7 -9a.m.) 3.81 1,000 9.1 34.67
Weekday p.m. peak hour (4 - 6 p.m.) 6.82 1,000 9.1 62.06

It would be expected that a significant percentage of trips would be ‘pass-by” traffic e.g.,
those shopping on their way home, versus those specifically coming to this location and
then returning to their trip origin point.

The ADT rates cited above exhibit a wide range (about 300 to about 1,200). A “trip” is
defined as one-way: one trip would be inbound to the site; one trip would be outbound.
Dollar General proposes to be open from 8 a.m. to 9 p.m., which would result in a range
of about 24 trips to about 93 trips per hour overall (50% of which would be inbound and
50% outbound). Based on the Combined rate ADT, about 45 trips per hour could be
anticipated, also at the 50:50 ratio.

Because the site is located on an Arterial street, the ADT over the course of business
day is less of a factor than are the morning and evening peak hour trips, when the most
traffic is present and when congestion is most likely. As noted above, the morning and

evening peak hour traffic generation rate is estimated to be between 35 and 62 trips
respectively.

The City's Transportation System Plan (2014) contains information about how well the
Gales Creek Road / Thatcher Road intersection is functioning during the PM peak hour
(see Exhibit B Table 3-8). Based on the data in the TSP, the Level of Service (LOS)
ranges between “A” and “C”. That range “indicates conditions where traffic moves
without significant delays over periods of peak hour travel demand.” An increase of 62

trips during the p.m. peak hour would thus not have a significant impact on the Level of
Service.

The TSP also has information on Crash History at the intersection (see Exhibit B Table
3-9). “Typically, intersections on collector and arterial roadways with a collision rate over
1.00 suggest further safety investigation is warranted.” As shown in the table, the
collision rate at this intersection is 0.13. The increase in trips generated by this project
would not be anticipated to result in a significant increase in the collision rate such that
safety measures are warranted.

Based on the above, staff concludes that the proposed Dollar General store would not
have a significant impact on the level of service for Gales Creek Road. Furthermore,
based on the estimated traffic generation, there should be no significant impact on the
Gales Creek Road / Thatcher Road intersection.

Because Gales Creek Road is under County jurisdiction, notice of this application was
provided to Washington County review staff. County staff's comments are included in
their entirety in Exhibit “C” — the salient conditions are as follows:
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i.  Dedication of additional right-of-way to meet 45 feet from the centerline of Gales Creek
Road.

ii. Provision of a non-access reservation along the site’s frontage of Gales Creek Road
with the exception of the access approved in conjunction with this development
application.

iii. Half-street improvement to include additional pavement width as needed for
interim/future, gutter, curb, 5" sidewalk and 6’ planter strip along the site’s frontage on
Gales Creek Road. Note: The half-street can be located as shown on (Exhibit “B’)
Sheet C1.0 of the submitted plan set.

iv. Improvements within the right-of-way as necessary to provide adequate intersection
sight distance at the access driveway on Gales Creek Road.

Staff concurs with the County’s conditions. They are included in their entirety in the
recommended conditions of approval.

City and County staff have also been working on a plan to improve the pedestrian
connections at the Thatcher Road and Gales Creek Road intersection. A concept plan
has been developed that would reconfigure the intersection from a “Y” design to more of

a “T" design (see Exhibit “D"). This would have the effect of slowing northbound
Thatcher Road traffic.

Furthermore, a pedestrian crosswalk would be installed across Gales Creek Road south
of the intersection, to be connected to a new sidewalk that would be installed to
Talisman Lane. Another crosswalk would be installed across Thatcher Road at the
intersection. Construction timing for the project has not been set, but is tentatively
scheduled for 2020-21.

Conclusion: With the conditions noted above, traffic access and circulation requirements
would be met.

7. Pedestrian Walkways:

= DC §17.8.115(4) requires a minimum walkway width of four feet. An 8-foot-wide
concrete pedestrian walkway is proposed to connect the building to a new Gales
Creek Road sidewalk.

* A 4-foot-wide walkway would extend from the building to the west side of the car
park.

= A third walkway would abut the west side of the building. It is proposed to be 4 feet
wide, and protected from vehicle overhang by wheel stops. The proposed parking
stalls would be 20 feet long, in excess of the City’s 18-foot-long standard. Staff has
included a condition to reduce the length to 16 % feet (except ADA stalls). The
reduced length would allow for wider landscaped areas and wider walkways without
compromising functionality. Furthermore, the need for wheel stops would be
eliminated, thus removing a tripping hazard and a barrier to mechanized parking
area cleaning equipment.

Conclusion: With the condition noted above, pedestrian access requirements would
be met.

8. Environmental Quality: There is no record of any environmental conditions. Runoff from
new impervious surfaces would be routed to a new on-site water quality facility.
Additional landscaping is proposed to be installed (see below) that may improve air
quality and reduce glare and heat.
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9.

10.

11.

Landscaping: DC §17.8.545 requires landscaping and screening of car parks. Pro-posed
landscaping would include American Elm, Chinese Pistache and Hogan Cedar trees, as
well as a variety of shrubs, grasses and groundcover. The water quality facility would be
located along the site’s frontage, and would be landscaped in compliance with CWS
standards and specifications.

Staff has included a condition to install a landscape island at the building’s southwest
corner where the two pedestrian walkways converge, in order to provide more
separation between pedestrian and vehicular traffic and increase the amount of

landscaping. With that condition, the landscape plan appears to comply with the
provisions of this code section.

Public Services: The application has been reviewed by the Engineering, Fire, Light and
Power, Police, and Public Works departments. Specific comments included:

a. Building Division Review: Submit a geo-tech (soils) report for the site and
incorporate those recommendations into the building plans.

b. Engineering Department Review:

i.  Coordinate with Washington County for required right-of-way dedication
and roadway improvements.
ii.  Extend storm and sanitary sewer to west property line.
fii.  Address storm water quality and quantity.
iv.  Water quality facility maintenance agreement required.

The above items are included as a condition of approval.

c. Fire Department Review:

» The building address shall be identified with digits at least 6 inches tall
that contrasts with their background.

The above item is included as condition of approval.

d. Light and Power Department Review: A 10-foot-wide utility easement will be
required beyond the 90-foot road right-of-way.

Because Gales Creek Road is a designated Arterial street, Washington County is
requiring a 15-foot-wide right-of-way dedication as a condition of the project’s
approval. Ultimate right-of-way width will be 90 feet. While the street frontage will
be improved with curb, gutters and sidewalks, the existing overhead utility lines
and poles will remain in place; no upgrades or modifications to existing facilities
are proposed or needed at this time. As the L&P Department has not identified a
specific need for the requested easement, it is not proposed to be included as a
condition of approval.

Site Development Approval Criteria: DC §17.2.450 Site Development Review Criteria
are as follows:

The Planning Commission shall review and approve, conditionally approve, or deny the
site development plan based on the following criteria:
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A. The site development plan complies with all applicable standards of the base zoning

district, any overlay district, and the applicable general development standards of
Article 8.

Finding: The site is located in the Neighborhood Mixed Use (NMU) zoning district. No
front, side, or rear setbacks apply. At its closest point, the building would be about 80
feet from the Gales Creek Road right-of-way. The side (west) setback would be
about 84 feet; the side (east) setback would be 15 feet; and the rear (north) setback
would be 10 feet. The project complies with setback standards.

Finding: The trash and recycling enclosure would be located in the northwest corner
of the site. Based on the submitted architectural renderings, the enclosure would be
of masonry construction with solid gates to provide screening. It would be finished
with a roof or pergola.

Einding: The height limit in the NMU zone district is 45 feet. The height of the building
would be about 23 feet at the roof peak over the entry, well below the maximum
height allowed.

Finding: With 9,100 square feet of floor area, between 34 and 56 parking spaces
would be required. Because the site would be served by GroveLink, which provides
regular transit service, a 10% reduction in on-site parking is possible. This would
reduce the minimum number of spaces required from 34 to 31. As 31 spaces are
proposed, this standard is met.

Finding: DC §17.8.545 requires landscaping and screening of car parks. Proposed
landscaping would include a variety of both deciduous and conifer trees scattered
throughout the site. The plans also include various deciduous and evergreen shrubs,
groundcover and ornamental grasses. With the condition to provide additional
landscaping where the walkways converge, the landscape plan would comply with
the provisions of this code section.

Conclusion: With the conditions noted above, the project would comply with
Development Code standards.

B. The site development plan ensures reasonable compatibility with surrounding uses
as it relates to the following factors:

1. Building mass and scale do not result in substantial visual and privacy impacts to
nearby residential properties; and

Finding: Residential properties are located adjacent to the site, but are also
located in the same NMU zoning district as the application site.

2. Proposed structures, parking lots, outdoor use areas or other site improvements
that could cause substantial off-site impacts such as noise, glare and odors are
oriented away from nearby residential uses and/or adequately mitigated through
other design techniques.

Finding: Residential properties are located adjacent to the site, but are also
located in the same NMU zoning district as the application site. The building site
would abut the east and north property lines, at the greatest distance possible
from nearby residences. The site would be largely enclosed by a six-foot-tall
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painted wood fence and the car park would be landscaped, which will minimize
off-site headlight glare. Car park lighting would be screened as per DC
§17.8.755(C) and (E) so that lighting “is directed downward with no splay of light

off the site.” Furthermore, “any light source over 10 feet high shall incorporate a
cutoff shieid.”

Finding: As a retail project, off-site noise impacts are not anticipated. Should
noise become a complaint issue, the City has in place a noise control ordinance
that could be used to abate the nuisance.

Finding: As a retail project, off-site odor impacts are not anticipated. The trash
and recycling enclosure would be located abutting the west and north property
lines; no residences would be located nearby.

C. The site development plan preserves or adequately mitigates impacts to unique or
distinctive natural features including, but not limited to:

1. Significant on-site vegetation and trees;
2. Prominent topographic features; and

3. Sensitive natural resource areas such as wetlands, creek corridors and
riparian areas.

Finding: No sensitive natural resource areas, prominent topographic features, or
sensitive natural resource areas exist on or adjacent to the site. This criterion
does not apply to those features. There is a mature Douglas fir tree on-site near
the Gales Creek Road property line. While the intent is to preserve this tree, it
may need to be removed because the installation of street improvements and/or
on-site improvements may adversely impact the root zone.

D. The site development plan preserves or adequately mitigates impacts to designated
historic resources.

Finding: No designated historic resources are present on or adjacent to the site. This
criterion does not apply.

E. The site development plan provides adequate right-of-way and improvements to
abutting streets to meet the street standards of the City. This may include, but not be
limited to, improvements to the right-of-way, sidewalks, bikeways, and other facilities
needed because of anticipated vehicular and pedestrian traffic generation.

Finding: The Gales Creek Road right-of-way will need to be widened to comply with
Washington County Arterial street standards. In addition, the r.o.w. is not fully
improved, lacking curbs, gutters, sidewalks, and landscaping. Approval of the
application has been conditioned to require additional r.ow. and full frontage

improvements. With these conditions, the site plan would comply with County street
standards.

F. The site development plan promotes safe, attractive and usable pedestrian facilities
that connect building entrances, public sidewalks, bicycle and auto parking spaces,

transit facilities, and other parts of a site or abutting properties that may attract
pedestrians.

Finding: DC §17.8.115(4) requires a minimum walkway width of four feet. Concrete
pedestrian walkways are proposed to connect the building to the car park and public
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sidewalk. All walkways would be at least five feet wide; the walkway from the building
entrance to the sidewalk would be eight feet wide. This criterion is met.

G. Design Review Criteria: DC §17.4.315(F)(1) MUPD Development Standards —
Village Center states (in part) that “The Design and Development Standards and/or
Design Guidelines applicable to the Town Center Transition zone shall be used as a
basis for development within the Village Center unless modified through an approved
MUPD.” As noted elsewhere, this application is for a single site that is not part of a
larger planned development project, but because it is located in the NMU zoning
district, and because “MUPD approval is required in the NMU zone” (per DC
§17.3.310(C)) then the TCT Design Guidelines apply.

Projects subject to design review are to be evaluated based on the following:

(A) The development standards of the applicable zoning district and any overlay
district;

(B) The general development standards of Article 8.

(C) Departures from code requirements may be permitted as part of a Track 2
Design Review Process, when the following criteria are met:

1. The design guidelines contained in the applicable section of the “Design
Guideline Handbook” are adequately addressed.

2. The applicant demonstrates that the overall development would result in a
development that better meets the intent of the design guidelines than a
design that simply meets the Code.

Design Guideline Handbook Section | Town Center Design Guidelines
establishes specific design review criteria intended to respond to typical
commercial development common to Forest Grove, as follows -

Site - Building Orientation

Minimize building setbacks from any public street right-of-way. Zero lot line
buildings along the public street right-of-way are encouraged to maintain an
inviting and continuous storefront presentation. The building would be setback
about 80 feet from the Gales Creek Road right-of-way. This width is necessary in
order to provide maneuvering space for delivery trucks, and for the water quality
facility which must be located at the lowest point of the property.

Design and construct a primary building entrance for each building fagade. If a
building has frontage on more than one public street, a single building entrance
on the corner is acceptable. The building entrance would face Gales Creek
Road.

Use the area between the right-of-way and building to create a plaza court,
planter area, bicycle parking or another amenity. The area forward of the building
would be used for a water quality facility, bicycle parking, and vehicular parking.

Main entrance should be oriented to the street. The main entrance would be
oriented to the street.

Site — Pedestrian Connections

Design and locate buildings and off-street parking within the Town Center to
reinforce the district’s traditional pedestrian orientation. The Gales Creek Road
MUPD area does not at present have a strong pedestrian orientation. With this
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project, a new sidewalk would be installed along Gales Creek Road where one
does not presently exist, and walkways provided on-site to the building entrance.

Separate walkways from vehicle areas by landscaping, bollards or changes in
elevation. The walkway alongside the building would be grade separated. The
walkway connection to the public sidewalk would be partially grade separated:; it
would also be on another material so as to delineate the pedestrian crossing
from the drive aisle.

Provide landscaped pedestrian walkways for direct, convenient mid-block
connections. The pedestrian connection to the public sidewalk would abut
landscape areas.

Separate or screen pedestrians from nuisances, such as mechanical equipment,
dumpsters, and loading areas. The trash and recycling area would be enclosed.
Mechanical equipment will have to be screened, and the loading area would be
located to the rear of the building.

Enclose trash and recycling areas. The trash and recycling area would be
enclosed.

Site — Amenities

Provide weather protection above sidewalks in the form of awnings or other
building elements appropriate to the design of the structure. Awnings could be
included along the south and west facades to provide weather protection over
those walkways. The building entrance would be set back six feet, thus providing
some weather protection.

Canvas fixed or retractable awnings or horizontal metal canopies. No awnings
are proposed. Awnings over the south-facing windows could provide an
additional architectural detail while also providing some weather protection and
minimizing solar gain.

Seating areas near retail establishments. No seating areas are proposed.

Courtyards, squares, forecourts, and plazas with active adjacent ground-floor
uses. No courtyards etc. are proposed.

Building — Facades
Walls that have a comfortable rhythm of bays, columns, pilasters or other
articulations. The walls would have a series of design features, including
changes in siding and trim, windows with faux shutters, a projecting entry area,
and pedimented roof.

Facades should be taller than one-story to create a sense of enclosure along the
sidewalk. The building would not be located along the sidewalk.

Architectural elements such as towers, roof parapets. The building design
includes a roof pediment over the entry.

Well-detailed cornices of significant proportions to create visual interest and
shadow lines. The cornice would be differentiated by a change in materials
(shingles) which would create different shadow lines than the lap siding below it.
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Vertical elements that break up long, monolithic building facades along the street.
The fagade facing the street would be broken up by the building entrance,
windows, and various architectural details including stone, lap and shingle siding,
and shutters.

Regularly spaced and similar-shaped windows with window trim on all building
stories. Functional windows would be located on the front (south) fagade. Faux
windows would be placed on the west fagade, facing the car park. The west and
north facades would not have windows.

Bay windows on second story or higher floor levels. The building would be a
single story, therefore, this design element is not applicable.

Screen mechanical equipment. Mechanical equipment will be required to be
screened.

Building — Retail Storefronts

Storefronts should be designed to encourage a lively streetscape with clear
windows, window displays. Clerestory or transom windows above storefronts are
recommended. Windows facing the street would be clear (although tinted);
clerestory windows (above the doors) are also proposed.

Entry ways with multiple doors, windows, architecture details and ornate
hardware. The entry way would have multiple doors and windows.

Sliding, overhead or other operable windows for restaurants or other active uses.
The proposed use would be retail and would not be defined as an active use,
thus, no sliding or overhead operable doors are proposed.

Building — Entries
Entryways that project or are recessed from their surrounding building facades.
The entryway would be recessed from the primary building facade.

Visible frame or trim detail surrounding the entry. No specific frame or trim detail
surrounding the entry is proposed.

Transom, sidelights and other detailed window surrounds at the front entry.
Transom windows and sidelights would surround the entry doors.

Doors combined with special architectural detailing. No special architec-tural
detailing is proposed around the doors.

Well-detailed doors with ornate hardware. Doors would be a component of a
standard storefront panel; no ornate hardware is proposed.

Building — Residential Entries

Multi-panel doors.

Transom windows and sidelights.

Durable, high quality metal door hardware.

Wood solid core doors.

Entries separated from the street by semi-private transition areas such as
porches, terraces, stoops or canopy-covered doorways.

As no residences are proposed, this section is not applicable.
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Building - Windows
The majority of the ground floor building fagade should contain windows. A
majority of the street-facing fagade does not contain windows.

Muitiple windows should be provided on the front fagcade above the main floor in
a uniform pattern. Multiple windows would be provided above the front entry.

Windows should be oriented vertically with rectangular shapes. Windows would
be oriented vertically and would be rectangular.

Frame openings with trim around windows and doors. Window sets on either side
of the entry would be trimmed and bracketed with faux shutters.

If used, door and window shutters should be sized to cover the entire window.
The faux shutters appear to be sized such that they could cover the windows, if
they were operabile.

“Punched” window openings recessed rather than flush with the building fagade.
Window openings do not appear to be recessed.

Building — Exterior Walls

Quality materials such as brick, stone and natural wood. The building design
includes cultured stone.

Applications that create depth, such as recessed windows and doors. The entry
doors would be recessed.

Establish a single clearly dominant exterior wall material and finish. Lap siding
would be the dominant exterior material.

Belt courses and medallions. A belt course would be included at the top of the
band of cultured stone.

Consider the following materials:
TCC: Brick or stone masonry. Not applicable to this application.

TCT: Brick or stone masonry; cement-based stucco; lap siding; board and batten
siding, shingles and shakes. Proposed siding materials include stone masonry,
lap siding, and shingles.

Building Landscape — Walls and Fences

Site wall and landscaped planter box materials and character should generally
match or provide compatibility with the adjoining building materials and historic
character. No walls or planter boxes are proposed.

Preferred materials include: brick and stone masonry; cast-in-place concrete or
architectural finished exposed concrete; cementitious-based stucco over
masonry or concrete substrate; solid wood pickets, lattice and boards; or painted
welded metal or wrought iron. The proposed fence would be painted wood.

Lighting — Exterior Building
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Lighting which adds visual interest and highlights aspects of the building. Goose-
neck lamps are proposed over the building entry and above the windows.

Decorative wall sconce and similar architectural lighting features. No wall
sconces are proposed, but the gooseneck lights will highlight the windows and
faux windows on the south and east elevations.

Lighting fixtures which are integrated with and highlight landscaping. No
landscape lighting is proposed.

Lighting — Parking Lot
Light poles should be dark green or black. This design element has been
included in the approval conditions.

Standards should accommodate banners and hanging flower pots (with drip
irrigation systems). Light standards could be equipped at any time for banners.
Because the standards would be located in landscaped areas and not over
sidewalks, hanging flower pots are probably unnecessary.

Light standards should be located in landscaped areas when possible to protect
fixtures from automobile damage. Light standards will be located in landscape
areas.

Lights should be shorter than two-stories in height. Light standards are required
to be 18 feet or less.

Lighting — Sidewalk and Landscape
Seasonal lights on buildings and trees. Seasonal lighting by definition would not
be permanent as thus, this guideline is not applicable.

Foot lighting that illuminate walkways and stairs. The site will be illuminated with
fights on the building and in the car park. lllumination will be required to comply
with DC §17.8.750 et. seq. Lighting Standards.

Fixtures concealed and integrated into the design of buildings and site
landscaping elements. No concealed fixtures are proposed.

Bollard lighting that is directed downwards toward walkways. No bollards or
bollard lighting is proposed.

Lighting — Signs

“Gooseneck” lighting that illuminates wall signs. Gooseneck lighting is proposed
over the building sign above the entry, as well as over the windows and faux
windows.

Sign silhouette backlighting is not proposed.

Incandescent or fluorescent bulb or low-voltage lighting. The illumination type is
not known at this time.

Signs - Wall
Signs should identify the name of the building or major tenant only. The building
will be identified with a sign naming the owner/tenant



Staff Report: 311-19-000006-PLNG
June 17, 2019: Page 20

Signs should be incorporated into the building architecture as embossing, low
relief casting, or application to wall surfaces. The wall sign will be attached to the
wall surface.

Signs should be durable and long lasting. Specific materials have not yet been
identified.

Signs should be located as panels above storefronts, on columns, or on walls
flanking doorways. The wall sign would be located above the storefront.

Signs — Hanging and Projecting

Signs should identify the name of the building or major tenant only.

Sign lighting should be integrated into the fagade.

Sign should be durable and long lasting should not obstruct sidewalks or hang
low enough to create hazards.

No hanging or projecting signs are proposed; these design elements are not
applicable.

Signs — Window
Interior applied lettering or graphics.
Interior neon or other illumination.

No window signs are proposed, these design elements are not applicable.

Signs - Informational and Directional

Low-scaled signs.

Located at entries to parking lots, service areas, or pedestrian areas.
Sign should be durable and long lasting.

Signs should not obstruct sidewalks.

Compatible with adjacent architecture and streetscape elements.

No informational or directional signs are proposed, these design elements are
not applicable.

Signs — Temporary

Easels and chalkboards.

Sandwich boards.

Small professionally painted and designed sandwich boards.
Compatible with adjacent architecture and streetscape elements.

No temporary signs are proposed at this time.

Based on the above guidelines, the Planning Commission may wish to consider these
additional building and site design elements:

1.

2.

3.

Reducing the length of the front car park stalls and front walkway width so that the
building would be located closer to the street.

Awnings over the windows and faux windows for additional architectural detail, or a
continuous awning over the south and west walkways to provide weather protection.
Additional windows in the south elevation, facing the street.

Optional conditions have been prepared for each of these alternatives.
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Conclusion: With the conditions described in the section above, the design guidelines have
been adequately addressed by the application.

ALTERNATIVES

The Planning Commission may approve the application as submitted, approve it with
conditions, continue deliberations to a date certain, or deny this request.

RECOMMENDATION

Based on the information provided in the application and the findings above, staff recom-
mends approval of the application for site design, design review and Iot line adjustment for the
proposed Dollar General store at 1121 Gales Creek Road, with the following conditions:

GENERAL

1. The applicant is bound to the project description and all representations made by the
applicant during the application and decision-making proceeding.

2. The applicant must comply with all applicable City, County and CWS building and develop-
ment standards, including all dimensional standards and public works specifications.

3. All utility connections shall be underground (DC §17.8.645(A) Underground Utilities).

STREET AND PUBLIC IMPROVEMENTS

4. Dedicate as needed additional right-of-way along Gales Creek Road, as per Washington
County standards and specifications.

5. Improve the Gales Creek Road frontage including curbs, gutters and sidewalks, as per
Washington County standards and specifications.

6. Public infrastructure shall comply with County or City-standard design and construction
standards including CWS requirements. City-standard storm and sanitary sewer lines shall
be extended to the west property line.

7. A water quality facility maintenance agreement shall be required.

ACCESS, CIRCULATION AND PARKING

8. Except where required by other codes (e.g. ADA), parking stalls shall be reduced in length
to 16 % feet to the curb, provided the adjoining walkways and landscape areas are
commensurately enlarged. Where stalls are shortened, no additional curb stops shall be
required.

LANDSCAPING

9. Install a landscape island at the building’s southwest corner where the two pedestrian
walkways converge. Landscaping shall include an additional Chinese Pistache tree, and
shrubs and/or groundcover.

10. Perimeter landscaped areas adjacent to the car park shall be at least 5 feet wide exclusive
of the curb, in compliance with DC §17.8.545(D) Landscaping and Screening of Parking
and Loading Areas.

11. The Gales Creek Road right-of-way shall be landscaped in compliance with DC §17.5.120
Street Trees and FGC 90.40 et. seq. Parkway.

LIGHTING

12. All lighting shall comply with the provisions of DC §17.8.755(C) Pedestrian Lighting
Standards and §17.8.755(E) Lighting Standards for Commercial Development.

13. Light poles shall be black or dark green.
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BUILDING DESIGN

14. All ground level and roof-top mechanical equipment shall be screened from view with
landscaping, fencing and or walls. The height of the screen shall equal or exceed the
height of the equipment, and include screening from views from above when visible from
adjacent buildings.

15. The building address shall be identified with digits at least 6 inches tall that contrast with
their background.

OPTIONAL CONDITIONS FOR PLANNING COMMISSION CONSIDERATION -

16. Reduce the length of the front car park stalls and the front walkway width, and locate the
building closer to the street.

17. Install awnings over the faux windows; or

18. Install a continuous awning over the south and west walkways.

19. Increase the front fagade window and door openings to equal or exceed 50% of the wall
area between a height of 2 feet and 10 feet above grade.

V. LIST OF EXHIBITS

The following exhibits were received, marked, and entered into the record as evidence for this
application at the time this staff report was written. Exhibits received after the date of this
report will be marked beginning with the next consecutive letter and will be entered into the
record at the time the public hearing is opened, prior to oral testimony.

Exhibit A Site Plan and Design Review application materials, submitted by the applicant
Exhibit B  Forest Grove Transportation System Plan Excerpts

ExhibitC  Washington County Review Comments

ExhibitD  Thatcher Road / Gales Creek Road Pedestrian Improvement Concept Plan
ExhibitE  Neighborhood Meeting Summary, submitted by the applicant

Exhibit F  Correspondence Received

ExhibitG  PowerPoint Slides
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Site Plan and Design Review
Application Materials
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Dollar General

Design Review and Site Development Review and Lot Line Adjustment
Application

Summary

PROJECT LOCATION and EXISTING CONDITIONS AERIAL

The property is located in the City of Forest Grove at 1211 Gales Creek Road.
Specifically, the property is described legally as IN436B, Tax Lot #003 100. Currently
the property is approximately 0.75 acres in size, however a right-of-way dedication and a
lot line adjustment with Tax Lot #003500 to the north will result in a site of
approximately 0.86 acres.

The project site is zoned NMU and is located within the Gales Creek Mixed Use Planned
Development, 'Village Center'. The project will be processed as a Type III Design
Review and Site Development Review.

PROJECT PROPOSAL

The project proposes new construction of a 9100 GSF Specialty Retail Store for proposed
tenant Dollar General, with associated parking, loading, landscape and utilities.

No Traffic Study is required per Washington County Department of Land Use &
Transportation.

Existing power poles are to remain in their current location in concurrence with

Washington County Department of Land Use & Transportation and Forest Grove Light &
Power.



Applicable Standards

The following Standards and Regulations have been addressed within this Narrative.
Forest Grove Community Development Code

Article 2 LAND USE REVIEWS
17.2.030 Concurrent Reviews
17.2.300 Design Review

17.2.400 Site Development Review

Article 3 ZONING DISTRICTS
17.3.310 List of Commercial and Mixed Use Zones

Article 4 OVERLAY DISTRICTS
17.4.300 Mixed Use Planned development

Article 6 LAND DIVISIONS
17.6.015 Lot Line Adjustments

Article 8 GENERAL DEVELOPMENT STANDARDS
17.8.100 Access & Circulation

17.8.150 Clear Vision Area

17.8.400 Landscaping, Screening and Buffering
17.8.500 Off-Street Parking and Loading

17.8.600 Public Improvements

17.8.700 Building Design and Development Standards
17.8.750 Lighting Standards

17.8.800 Signs

17.8.880 Other Development Review Standards

DESIGN GUIDELINES

SITE ~BUILDING ORIENTATION
BUILDING — FACADES

BUILDING — RETAIL STOREFRONTS
BUILDING - ENTRIES

BUILDING — WINDOWS

BUILDING — EXTERIOR WALLS

ATTACHMENTS:

A. Environmental Review for the Gales Creek Road Development Project.
B. Email Chain RE: Traffic Impact Analysis not Required.
C. CWS Sensitive Area Pre-Screening form



Forest Grove Community Development Code
Article 2
LAND USE REVIEWS
17.2.030 CONCURRENT REVIEWS
Applications for more than one land use review on a site may be consolidated into a
single application package. If the reviews are not assigned to the same review body, they
are assigned in the manner stated below.

A. When more than one review is requested and the reviews have different
procedures, the overall application is processed using the highest procedure and reviewed
by the review body assigned to that procedure.

B. When the requested reviews have the same procedure but are assigned
different review bodies, the reviews may be processed simultaneously with a joint
hearing before the applicable review bodies. For the purposes of this section, a joint
hearing includes either holding a consolidated hearing before all applicable review bodies
at the same meeting, or holding consecutive public hearings at the same location. The
Director shall determine the manner of processing applications and conducting the
hearings.

RESPONSE: This application requests reviews for Design Review, Site
Development Review and Lot Line Adjustment to be processed concurrently.
DESIGN REVIEW

17.2.310 APPLICABILITY Design review is required for the following:

C. New commercial development;

RESPONSE: This project proposes new commercial development and is therefore
subject to Design Review.

17.2.320 OVERVIEW OF PROCESS Design review applications will be processed in
one of two tracks: Development Standards or Design Guidelines. The applicant shall
identify the desired tract as part of the initial application. The tracks are described as
follows:

Track 2 -- Design Guidelines. Applications allow more flexibility in terms of design.
Under this process the applicant shall be held to the intent of the standards, but is allowed
to vary from these standards if demonstrated that related guidelines and objectives are
adequately addressed and that the deviation results in a higher quality development than
would result under a strict interpretation of the code.

RESPONSE: Because this site is subject to Mixed Use Planned Development
Review, the Track 2 process will be used.

17.2.330 PROCEDURE The design review applicant must select one of two design
review tracks: (1) development standards track or the (2) design guidelines track.
Depending upon the tract and specific characteristics of the project, these are reviewed
under a Type II or Type III procedure, as described below.

B. Track 2 — Design Guidelines. The review standards are intended to be flexible
in nature. This process does not allow applicants to avoid any City requirements, but may
provide alternative methods for meeting requirements. Track 2 applications shall be
reviewed under a Type II or III procedures as outlined below:

2. Type Il Review. The Planning Commission is the review authority for
the following Track 2 design review applications:




a. Multifamily developments with more than six (6) units;
b. Commercial alterations, remodels, renovation, and new
construction of more than 3,000 square feet; and
¢. Any Type II design review application elevated by the Director
to the Type III procedure.
RESPONSE: This project will be processed as a Track 2/T ype III process.
17.2.340 SUBMITTAL REQUIREMENTS In addition to the standard submittal
requirements for a Type II or Type III application, and the submittal requirements of a
Site Plan in 10.2.440, the following documents are required for Design Review. Plans
shall be drawn to scale and fully dimensioned. At the pre-application conference, the
Director may specify more detailed submittal requirements or waive specific submittal
requirements if warranted.
A. Architectural drawings, renderings, sketches and a materials board showing all
elevations of proposed buildings as they will appear on completion.
B. All existing and proposed walls and fences, including the location, height, type
of design and composition.
RESPONSE: These plans and specifications are included in this application
package.
17.2.350 REVIEW CRITERIA Projects subject to design review by the Director (Type
IT) or the Design Review Commission (Type III) shall be evaluated based on the
following:
A. The development standards of the applicable zoning district and any overlay
district;
B. The general development standards of Article 8.
C. Departures from code requirements may be permitted as part of a Track 2
Design Review Process, when the following criteria are met:
1. The design guidelines contained in the applicable section of the “Design
Guideline Handbook™ are adequately addressed.
2. The applicant demonstrates that the overall development would result in
a development that better meets the intent of the design guidelines than a design that
simply meets the Code.
RESPONSE: Deviations from the development standards of the zoning district and
overlay district (NMU) are discussed within the Design Guideline section of this
narrative,
SITE DEVELOPMENT REVIEW
17.2.410 APPLICABILITY.
Site development review is required for the following:
A. All new development of vacant sites (with the exception of the exemptions listed
below),

B. An expansion of 20% or more of the existing building square footage on the
development site;

C. A new parking lot or 20% expansion of an existing parking lot that is not associated
with new commercial or multi-family development;

D. Any change of use (according to use table of applicable zoning district);

E. As part of a Master Plan application (17.4.100 et seq);

F. As part of a Conditional Use permit application (17.2.200); and



G. Aspart of a Design Review application (17.2.300 et seq).
RESPONSE: This project proposes a change in use (residential to commercial) as

well as being part of a Design Review. As such, the project is subject to Site
Development Review.

17.2.430 PROCEDURE.

Site development review is categorized as a Type I procedure for one single-family
detached dwelling on an individual lot; one duplex on an individual lot; one
manufactured home on an individual lot. All other site development reviews shall follow
the Type II procedure unless exempt.

RESPONSE: The Site Development review application will be processed as part of a
Type I Design Review application.

17.2.440 SUBMITTAL REQUIREMENTS.

In addition to the standard submittal requirements for a Type II application, the following
plans and information are required for Site Development Review. The Director may
waive specific submittal requirements at the pre-application conference, if warranted.

Site Development Plans shall be drawn to scale and fully dimensioned, and shall illustrate
the following:

A. Boundaries of the development site, with lot line dimensions and land area in square
feet;

B. Boundaries of lots adjacent to the development site, with general locations of existing
buildings and driveways and description of current land uses;

C. Existing contours of the development site at two-foot intervals for slopes of less than
10% and at ten-foot intervals for slopes of more than 10%. Additional contour data may
be required by the Director for slopes greater than 20%;

D. Major existing physical and natural features such as perennial and intermittent
streams, wooded areas, marshes, rock outcroppings and vegetative cover types;

E. Environmenta] resource areas subject to the provisions in 17.8.305 and, where
applicable, 17.5.005 et seq. and environmental hazard areas subject to the requirements in
17.8.310;

F. Individual trees or groves of trees subject to the provisions of 17.5.100 et seq.;

G. Historic Landmarks subject to the provisions of 17.5.200 et seq_;

H. Location, dimensions and heights of existing and/or proposed structures, including
area in square feet and designation of existing and/or proposed use;

[. Setback dimensions from buildings to lot lines and lot coverage as a percentage of
total lot size;

J.  Location and dimensions of existing and/or proposed streets, driveways, transit
facilities, sidewalks, trails, off-street parking and loading space, bicycle parking facilities,
landscaped areas, recreation areas and trash storage areas;

K. Location of existing utilities and fire hydrants adjacent to the site, including the size
of storm sewer, sanitary sewer and water lines;

L. Location and names of public street, parks, utility rights-of-way and easements
within or adjacent to the site;

M. Location and types of proposed drainage, water and sewer facilities to serve the
development;

N. Elevation drawings of proposed buildings;



O. Landscape plan depicting existing and proposed trees, shrubs, groundcover, irrigation
and architectural features such as fences or walls. Proposed plantings shall be designated
as to species, quantities and size at time of planting;
P. Location, character and dimensions of proposed signs and lighting; and
Q. Locations and dimensions of all existing and proposed outdoor storage areas,
including but not limited to trash storage and recycling areas.
RESPONSE: Plans, reports and specifications applicable to the project are included
in this application package.
17.2.450 REVIEW CRITERIA.
The Director shall review and approve, conditionally approve or deny the site
development plan based on the following criteria:
A. The site development plan complies with all applicable standards of the base zoning
district, any overlay district and the applicable general development standards of Art. 8.
RESPONSE: The development standards of the zone (NMU) are addressed as
defined as a Planned Development. Additionally, all applicable standards, including
those found in Article 8, have been addressed in this narrative document.
B. The site development plan ensures reasonable compatibility with surrounding uses as
it relates to the following factors:

1. Building mass and scale do not result in substantial visual and privacy impacts
to nearby residential properties; and

2. Proposed structures, parking lots, outdoor use areas or other site
improvements that could cause substantial off-site impacts such as noise, glare and odors
are oriented away from nearby residential uses and/or adequately mitigated through other
design techniques.
RESPONSE: This project proposes a single-story commercial building which will
not negatively affect any of the existing residential areas to the south and west of the
site. The project will not result in any negative off-site impacts. Proposed site
lighting will be directed away from property lines so that there is no light trespass.
C. The site development plan preserves or adequately mitigates impacts to unique or
distinctive natural features including, but not limited to-

1. Significant on-site vegetation and trees;

2. Prominent topographic features; and

3. Sensitive natural resource areas such as wetlands, creek corridors and riparian
areas.
RESPONSE: There are no existing prominent topographic features or sensitive
natural resources on the proposed site. The site does contain vegetation as identified
on the Existing Conditions Plan; however, none is considered significant.
D. The site development plan preserves or adequately mitigates impacts to designated
historic resources.
RESPONSE: There are no identified historic resources on this site.
E. The site development plan provides adequate right-of-way and improvements to
abutting streets to meet the street standards of the city. This may include, but not be
limited to, improvements to the right-of-way, sidewalks, bikeways and other facilities
needed because of anticipated vehicular and pedestrian traffic generation.
RESPONSE: This project will construct a curb and sidewalk as well as dedicate an
additional 15-feet of right-of-way to Gales Creek Road.



F. The site development plan promotes safe, attractive and usable pedestrian facilities
that connect building entrances, public sidewalks, bicycle and auto parking spaces, transit
facilities and other parts of a site or abutting properties that may attract pedestrians.
RESPONSE: This project proposes an 8-foot concrete connection between the
entrance to the building and the Gales Creek Road right-of-way.

Article 3

ZONING DISTRICTS
17.3.310 LIST OF COMMERCIAL AND MIXED USE ZONES.
C. Neighborhood Mixed Use (NMU). The Neighborhood Mixed Use zone is established
to support the development of pedestrian-friendly mixed use neighborhoods with a
diversity in the mix of housing types and neighborhood-scale retail sales and service,
office, civic or recreational uses. Most non-residential uses must be located within a
“Village Center.” The Village Center is intended to serve as the center of the
neighborhood, providing convenient access to goods and services as well as “third
places” where residents can gather. The NMU Zone implements the Comprehensive
Plan’s Mixed Use designation. Mixed Use Planned Development approval is required in
the NMU Zone in order to ensure that the objectives of the Comprehensive Plan are
addressed.
RESPONSE: This project site is zoned NMU, within the 'Village Center' of the
Gales Creek Mixed Use district.
17.3.320 USE REGULATIONS.
Refer to Article 12 for information on the characteristics of uses included in each of the
Use Categories.
A. Permitted uses. Uses allowed in the Commercial zones are listed in Table 3-10 with a
“P”. These uses are allowed if they comply with the development standards and other
regulations of this Code.
B. Limited uses. Uses that are allowed subject to specific limitations are listed in Table
3-10 with an “L”. These uses are allowed if they comply with the limitations listed in the
footnotes to the table and the development standards and other regulations of this Code.
C. Conditional uses. Uses that are allowed if approved through the conditional use
process are listed in Table 3-10 with a “C”. These uses are allowed provided they comply
with the conditional use approval criteria, the development standards, and other
regulations of this Code. § 17.2.200 contains the conditional use process and approval
criteria.
D. Not permitted uses. Uses listed in Table 3-10 with an “N” are not permitted or
prohibited. Existing uses may be subject to the regulations of §§ 17.7.100 et. seq.
Nonconforming Development.
E. Accessory uses. Uses that are accessory to a primary use are allowed if they comply
with specific regulations for accessory uses and all development standards




Table 3-10 Commercial and Mixed Use Zones Use Table.
USE CATEGORY NC ccC NMU
General Retail:
- Sales-Oriented L[7] L[77 L[16]

[16] Use is only permitted within a Village Center of a Mixed Use Planned Development
approved in accordance with § 17.4.300.
RESPONSE: This project proposes a General Retail - Sales Oriented Use. As such it
is an allowed use within the Village Center of a Mixed Use Planned Development.
17.3.330 COMMERCIAL AND MIXED USE ZONE DEVELOPMENT STANDARDS.

A. Purpose. The development standards for the commercial and mixed use zones are
intended to promote efficient site planning, control the overall scale of buildings and
promote streetscapes that are consistent with the desired character of the zones.

B. Development standards. Development standards for the NC, CC and NMU zones

are summarized below:

Table 3-11 Commercial Zones: Dimensional Requirements.

STANDARD

NC

CccC

NMU

Maximum Use Size[1]

2,000 square feet

No maximum

No maximum

Minimum Lot Size 5,000 square feet | 5,000 square feet | No minimum(5]
Minimum Lot Width 50 feet 50 feet No minimum|5]
Minimum Lot Depth 100 feet None No minimum|[5]
Minimum Setbacks[2] No minimum[5]
- Front 14 feet None No minimum([5]
- Interior Side 5 feet None No minimum[5]
- Corner (street side) 14 feet None No minimum([5]
- Rear 15 feet None No minimum(5]
Maximum Setback 20 feet See footnote [3] | No minimum][5]
Maximum Building Height[4] 35 feet 45 feet 35 feet 45 feet[6]
Minimum Landscaped Area 15% of site 15% of site No minimum[5]

Footnotes:

[5] New development in the NMU Zone requires approval of a Mixed Use Planned
Development (MUPD) in accordance with § 17.4.300. Development standards are

established through the MUPD process.
[6] Maximum 45-foot building height allowed only within a Village Center with

approved MUPD.




RESPONSE: This project proposes a single story building which is 18-feet high to
the parapet and 26.5-feet to the top peak of the gable over the entrance. The
building is setback approximately 80-feet from Gales Creek Road (after dedication)
and 10-feet from the north, 15-feet from the east, and approximately 85-feet from
the west property lines. The proposed parking and maneuvering areas are setback
approximately 14-feet from Gales Creek road.

The project proposes 19.6 % landscape area.

Atrticle 4

OVERLAY DISTRICTS
MIXED USE PLANNED DEVELOPMENT
17.4.300 PURPOSE.
The purpose of the Mixed Use Planned Development is to ensure that sites zoned
Neighborhood Mixed Use are developed into pedestrian-friendly mixed use
neighborhoods. In order to accomplish that, Mixed Use Planned Developments need to
provide:

A. Diversity in the mix of housing types including single-family houses,
apartments, row houses, cottages, senior housing and residential units above commercial
or office space;

RESPONSE: This project does not include a residential component.

B. Pedestrian-orientation in the arrangement and placement of buildings, parking
and circulation systems, land uses and utilities;

RESPONSE: Pedestrian connections are provided between the right-of-way, the
building and the parking areas.

C. Pedestrian and bicycle access to, and through, the site and provide
connectivity to adjacent areas for motorized and non-motorized modes of transportation;
RESPONSE: Pedestrian and bicycle transportation is provided between the
proposed building and the abutting right-of-way. Existing development around the
project site is limited, providing few opportunities for connectivity.

D. Neighborhood-scale retail sales and service, office, civic or recreational uses
conveniently located for neighborhood access, thereby contributing to the livability of the
area by reducing the amount of vehicle miles traveled to reach goods and services;
RESPONSE: A Dollar General store project will provide an excellent neighborhood
scale and retail service to the current and future neighborhood development.

E. Coordinated architectural styles, landscaping building forms and building
relationships which help establish a cohesive sense of place;

RESPONSE: This project is the first Development in this area and will therefore set
the tone for future projects.

F. An urban form that emphasizes the efficient use of land and compact urban

form;
RESPONSE: As the first Commercial development in the Gales Creek District,
Dollar General includes a compact urban, pedestrian scale, site plan design.

G. The applicant with reasonable assurance of ultimate approval before requiring

detailed design and engineering, while providing the city with assurances that the project
will retain the character envisioned at the time of approval; and

10



RESPONSE: The project will retain all positive design aspects proposed at the time
of approval

H. A basis for discretionary review of an overall plan of development that can
subsequently be developed in phases over time with administrative approval.
RESPONSE: It is understood that this project will serve as an example for future
development. Therefore, the project has been tasked with proposing a style and

quality of design which can be emulated for future development in the Village
Center of this zone.

17.4.305 PROCEDURES.

RESPONSE: This project will be processed through the Design Review and Site
Development Review processes. As a Mixed Use Overlay, the standards of this code
section apply.

17.4.315 MUPD DEVELOPMENT STANDARDS.

A. Base zone standards. The development standards of the base zone apply
unless they are superseded by the standards of this section or an MUPD approval.
RESPONSE: The project site is zoned NMU.

B. Site size. There are no minimum or maximum size limitations for a MUPD.

D. Lot sizes. There are no required minimum lot sizes.

F. Village center. Commercial Uses and Institutional Uses (other than basic
utilities, major utilities transmission facilities, daycare, home occupations and community
recreation) shall be located within a village center.

1. The applicant shall propose designs for the Village Center that provide
services at a neighborhood scale within a compact, pedestrian-friendly environment. The
Design and Development Standards and/or Design Guidelines applicable to the Town
Center Transition (TCT) zone shall be used as a basis for development within the Village
Center unless modified through an approved MUPD.

2. The minimum and maximum floor area of commercial or institutional
uses permitted within the Village Center is shown in Table 4-2.

Table 4-2: Commercial/Institutional Uses within the Village Center

NMU Zoned Area Minimum Square Maximum Square Footage
Footage
Area 1 - David Hill/Nixon None 15,000 SF Gross Floor Area
Area 2 - Gales Creek None 25,000 SF Gross Floor Area
Area 3 - Davidson 25,000 Sir(z:oss Floor 130,000 SF Gross Floor Areal!
Area 4 - East David Hill 10,000 SF Gross Floor 150,000 SF Gross Floor Arcal
Rd Area

[1] Maximum building footprint is 50,000 square feet

[2] Maximum building footprint is 50,000 square feet
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RESPONSE: The site is considered within the Village Center for the Gales Creek
District. This project is the first project in this district. This project proposes a
single story, 9100 SF building with pedestrian scale architectural accents.

G. Height. The height limits of the base zone apply.
RESPONSE: The NMU standards restrict this building to a 45-foot height limit.
The proposed single-story building is 18-feet high to the parapet and 26.5-feet at the
top of the gable over the entrance.

H. Building setbacks. Building setbacks are established as part of the preliminary
development plans approval.

RESPONSE: The building is setback approximately 80-feet from Gales Creek Road
(after dedication) and 10-feet from the north, 15-feet from the east, and 85-feet from
the west property lines.

L. Open space. A MUPD shall include a minimum of 20% usable common open
space, landscaped areas and/or protected natural areas.

RESPONSE: Per Table 3-13, in code section 17.3.430, 5% landscaping is required
and has been provided.

J. Pedestrian-orientation and circulation. A MUPD shall include a
transportation system that emphasizes pedestrian mobility and accessibility, and
demonstrates an effective and convenient system of pedestrian facilities that provides
connectivity throughout the MUPD and to adjacent properties. The transportation system
shall identify existing and proposed pedestrian connections and may include a

“combination of sidewalks, multi-use pathways and trails.

RESPONSE: As the first development within the Gales Creek MUPD, Village
Center, there are limited opportunities for connectivity. However, the project
proposes a connection to the Gales Creek right-of-way from the building entrance
and between the building and the parking/loading/trash recycling areas.

K. Parking. The base zone parking requirements apply except that shared
parking is encouraged within the MUPD. Where the MUPD abuts land zoned for single-
family residential development, common parking and maneuvering areas must be set
back at least 20 feet from the lot line. No parking or vehicular circulation areas shall be
located between the building and the street. Garages and off-street parking areas for
residential developments shall be accessed by alleys unless otherwise approved by the
Planning Commission.

RESPONSE: Seven parking spaces and a truck maneuvering/aisle area have been -
placed between the building and the Gales Creek right-of-way. Nonconformity with
this code section is discussed below under the Guidelines section.

M. Facilities and services. It is the responsibility of the applicant to provide all
service facilities necessary for the functioning of the MUPD. Service facilities such as
streets, water supply facilities, sanitary sewers and stormwater detention facilities must
be dedicated to the public if they are to provide service to any property not included in
the MUPD. However, the review body may approve private service facilities with the
consent of the appropriate service provider.

RESPONSE: All required service connections including sanitary sewer and
stormdrain will be provided to the site by the applicant.

N.  Underground utilities. All service facilities must be placed underground
except those that by their nature must be on or above ground, such as fire hydrants and
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open watercourses. The applicant is responsible for making the necessary arrangements
with utility companies and other appropriate entities when installing all service facilities.
RESPONSE: All proposed and necessary utility connections and extensions will be
installed underground.

O. Construction to standards. All service facilities dedicated to the public must
be constructed to city standards. All private service facilities must be designed by a
qualified civil engineer to city standards or comparable design life as determined by the
City Engineer.
RESPONSE: All public improvements will be built to City standards. Both private
and public service facilities will be designed by a registered civil engineer.

Article 6

LAND DIVISIONS
17.6.015 LOT LINE ADJUSTMENT
17.6.015 PURPOSE.
This sub-article provides the opportunity for adjustment of a common boundary between
two lots. A lot line adjustment does not result in the creation of a new lot,
RESPONSE: The PLA will not create a new lot.
17.6.020 PROCEDURE
Lot line adjustments shall be processed under the Type I procedure.
RESPONSE: The lot line adjustment will be submitted and processed concurrently
with the Design Review/Site Plan Review, as a Type I application.
17.6.025 APPLICATION REQUIREMENTS.
An application for a lot line adjustment consists of a completed application, signed by all
property owners involved in the proposed adjustment, and a map showing the following
details:
A. The scale, north arrow and date of the map;
B. The tax map and lot number identifying each parcel involved in the adjustment;
C. The location, width and purpose of any easements and driveway access to public
right-of-way, existing or proposed;
D. The area, before and after the lot line adjustment, of each parcel;
E. The proposed property lines and dimensions of each parcel;
F. Existing and proposed utility services and stub locations, including water, sanitary
sewer, drainage, power, gas and telephone; and
G. Adjacent rights-of-way, with width shown.
RESPONSE: All these items are included in the Lot Line Adjustment application.
17.6.030 REVIEW CRITERIA.
The Director shall approve or deny a lot line adjustment based on the following criteria:
A. An additional parcel is not created by the lot line adjustment, and the parcel reduced
in size by the adjustment is not reduced below the minimum lot size established by the
zoning district; and
RESPONSE: The proposed PLA will not create a new lot. Furthermore, there are
no restrictions to lot size in the NMU zone.

B. The resulting parcels conform to the dimensional standards of the zoning district,
including:
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1.~ The minimum width of the lots shall meet the requirements of the applicable
zoning district; and

2. Setbacks shall be as required by the applicable zoning district.
RESPONSE: There is no minimum lot width in the MNU zone. Approvable
setbacks will be determined during the Design Review/Site Plan Review process.
17.6.035 EXEMPTIONS FROM DEDICATIONS.
A lot line adjustment is not considered a development action for purposes of determining
whether floodplain or right-of-way dedication is required.
RESPONSE: The proposed property line adjustment is being made to facilitate a
prototypical building for the Dollar General retail store. It is not being made for the
purpose of determining whether flood plain or right-of-way dedication is required.

Article 8
GENERAL DEVELOPMENT STANDARDS

17.8.000 OVERVIEW OF ARTICLE 8.
This article describes general development and improvement standards that apply to
development authorized by this Code. In the event the standards of this article conflict
with the provisions of the base zoning district, the standards of this article shall prevail.

The following list summarizes the topics covered in Article 8:

- Access & Circulation

* Clear Vision Area

* Open Space, Recreation Facilities and Common Areas

- Hazard and Resources

- Landscaping, Screening and Buffering

» Off-Street Parking and Loading

* Public Improvements

* Building Design and Development Standards

» Lighting Standards

- Signs

* Other Development Review Standards

* Land Division Standards

- Covenants, Conditions And Requirements

These headings can assist the user in locating information. The table of contents
contains a complete list of the material included in this article.
RESPONSE: All applicable sections are covered within this narrative document.
ACCESS AND CIRCULATION
17.8.115 ON-SITE PEDESTRIAN WALKWAYS.
A. Required walkways. On-site pedestrian walkways are required as follows:

1. Walkways shall extend from the ground floor entrances or from the ground
floor landing of stairs, ramps or elevators of all commercial, institutional and industrial
uses, to the public sidewalk or curb of the public street or streets which provide the
required access and egress. Walkways shall provide convenient connections between
buildings in multi-building commercial, institutional and industrial complexes. Walkways
shall be constructed between a new development and neighboring developments. If
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connections aren’t currently available, then planned connections shall be designed to
provide an opportunity to connect adjoining developments.

RESPONSE: The project proposes a walkway connection between the building
entrance and the Gales Creek right-of-way as well at to the associated on-site
parking. As the first development within the Gales Creek MUPD, Village Center,
there are limited opportunities for connectivity.

2. The maximum distance between a parking space and a walkway shall not
exceed 45 feet. All walkways constructed within parking lots shall be raised to standard
sidewalk height. All surface treatment of walkways shall be firm, stable and slip resistant.

3. Required walkways shall be paved with hard-surfaced materials such as
concrete, asphalt, stone, brick, etc. Walkways may be required to be lighted and/or signed
as needed for safety purposes. Lighting and or signs may be required for walkways for
safety purposes.

4. Whenever required walkways cross vehicle access driveways or parking lots,
such crossings shall be designed and located for pedestrian safety. Required walkways
shall be physically separated from motor vehicle traffic and parking by either a minimum
six-inch vertical separation (curbed) or a minimum three-foot horizontal separation,
except that pedestrian crossings of traffic aisles are permitted for distances no greater
than 36 feet if appropriate landscaping, pavement markings or contrasting pavement
materials are used. Walkways shall be a minimum of four feet in width, exclusive of
vehicle overhangs and obstructions such as mailboxes, benches, bicycle racks and
signposts, and shall be in compliance with ADA standards.

RESPONSE: There are two primary walkway connections provided. Both are of
concrete construction. (parking and maneuvering areas will be asphalt) The
walkway connection to Gales Creek Road is 8-feet in width and the walkway
connection to the eastern parking is 4-feet in width. All other walkways around the
building are also of concrete and vary in width. All on-site sidewalks comply with
ADA requirements.

17.8.125 MINIMUM ACCESS REQUIREMENTS FOR NON-RESIDENTIAL USES.
17.8.130 WIDTHS AND LOCATIONS OF DRIVEWAYS AND CURB CUTS.

A. Minimum driveway widths at the street right-of-way line shall be 15 feet for
institutional, commercial, industrial and multi-family residential uses, and ten feet for
single-family and two-family residential uses.

B. Maximum driveway widths at the street right-of-way line shall be as follows.

2. Thirty-six feet in institutional, town center or commercial zones; and
RESPONSE: The driveway access from the Gales Creek right-of-way line is 36-feet
in width.

C. Location of curb cut. No portion of a curb cut shall be located closer to an
intersecting street right-of-way line than:

1. One hundred feet on an arterial street with four or more travel lanes;

2. Fifty feet on an arterial street with two or three travel lanes;

3. Fifty feet on a collector street; or

4. Twenty feet on a local street.

F. City Engineer’s authority to restrict driveway widths and locations. To ensure that
driveways do not conflict with public infrastructure, the City Engineer has the authority
to restrict the width and location of any driveway.
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RESPONSE: The proposed driveway is located at the west end of the site, as far
away from the Thatcher Road / Gales Creek Road intersection as feasible. This
location was negotiated and agreed to with Washington County Department of
Land Use & Transportation.
17.8.140 SPECIFIC SITE ACCESS AND CIRCULATION STANDARDS.

The following access and circulation standards apply specifically to certain types of
development or apply within certain locations within the community.
B. Commercial development. Commercial development should accommodate
automobiles, mass transit, bicycles and pedestrians in a safe, functional and visually
appealing manner.

1. Circulation.

a. Auto/truck access to parking shall be from a local or collector street,
an adjacent development, alley or existing driveways along arterial roads.

b. Where buildings are setback from right-of-ways, a continuous and
direct sidewalk with a 12-foot minimum width shall be provided between the public
sidewalk and the front door to all buildings on site.

RESPONSE: This project proposes access via Gales Creek Road. An 8-foot sidewalk
provides a connection between the right-of-way and the building entrance. The 8-

foot width is more pedestrian friendly and allows significantly more landscape
across the front yard area.

2. Parking.

a. Construct off-street surface parking that does not occupy more than
50% of the street frontage. Where a site has frontage along a side street a surface car park
may occupy more than 50% of the side street frontage.
RESPONSE: This project proposes parking in front of the building, for reasons
discussed in the Guidelines section of this narrative document. The total Gales
Creek frontage is 170-feet. The building is 70-feet wide (with parking in front) and
the western parking row is 18-feet wide, which is slightly more than 50% of the
frontage. (51%)

b. Screen parking with a solid perimeter wall, decorative welded metal
(wrought iron) fencing and columns, earthen berm or evergreen hedge (or a combination
thereof). The maximum height of screening shall be five feet except along the street
frontage where the maximum height shall be three feet six inches.
RESPONSE: A 3.5-foot evergreen hedge has been placed along the site frontage on
Gales Creek Road.

¢. Provide a minimum of 15% of the car park as water pervious surface —
either paving or landscaped retention areas.
RESPONSE: Interior landscaping in excess of the required 8% per 17.8.415(E)(3) is
provided.

d. Development sites shall not consist of paved parking areas of more
than 50% of the entire site area.
RESPONSE: Approximately 16,068 square feet of paving is dedicated to parking
and maneuvering. This results in 42.8% coverage.

3. Pedestrian environment.

a. The sidewalk system shall connect all customer entrances to the public
sidewalk.
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RESPONSE: A direct sidewalk connection has been provided between the Gales
Creek right-of-way and the main entrance of the store.

b. Minimum sidewalk width ten feet. Sidewalks shall meet American
with Disabilities Act (ADA) requirements and may include landscaped areas, benches
and other pedestrian amenities.

RESPONSE: The sidewalk within the Gales Creek right-of-way will meet all
applicable ADA and county requirements

c. Plazas, squares or courts shall be fronted by commercial building
facades with 75% or more transparency/window opening of first 15 feet of building.
RESPONSE: No plaza, squares or courts are proposed or exist adjacent to this
project.

d. All development shall provide a sheltered entry area at the entrance to
each commercial establishment with a minimum area of 50 square feet and a minimum
dimension of six feet.

RESPONSE: The building entrance is within an alcove measuring 21' X 5.75'. (total
120.75 SF)
4. Screening of service areas.

a. All loading areas shall be physically separated from customer
pedestrian and residential areas with a solid five-foot tall fence, evergreen hedge, arbor,
berm or a combination of these elements.

b. All ground level and roof-top mechanical equipment shall be screened
from view with landscaping, fencing and or walls. The height of the screen shall equal or
exceed the height of the equipment, and include screening from views from above when
visible from adjacent inhabited buildings.

RESPONSE: All proposed roof top mechanical equipment is placed towards the
center of the structure, and a parapet has been provided for screening. There are no
large above ground equipment.

5. Landscaping.

a. Landscaping standards vary depending on zoning, use, adjacent
zoning and existing site conditions.

b. A landscaped strip at least ten feet in width shall be provided abutting
any property line facing a street. The landscape strip shall be appropriately landscaped
with ground cover, planted berm, shrubbery and/or trees.

c. Atleast 75% of required landscaped area shall be planted with any
suitable combination of trees, shrubs or evergreen ground cover.

d. A maximum of 25% of required landscaped area may include
architectural features or artificial ground covers such as sculptures, benches, masonry or
stone walls, rock groupings, decorative hard paving and gravel areas interspersed with
planting areas.

RESPONSE: A planted 13.5 foot landscape strip is proposed adjacent to the street

ROW. 21.8% of the landscape area is proposed gravel area interspersed within the
planting areas.

CLEAR VISION AREA
17.8.155 STANDARDS.
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Except in the Town Center zones, a clear vision area shall be maintained on the corners
of all property adjacent to the intersection of two streets, a street and a railroad, or a
driveway providing vehicular access to a public street, excluding alleys.

B. A private access shall be treated as a public street for the purpose of this section. The
edge of the paved surface area of the private access, be it roadway, curb or sidewalk,
shall be treated as the curb line in determining the vision clearance area.

C. The vision clearance area for all commercial, industrial, institutional and multi-
family uses shall be determined in the manner set forth in subsection A.1. above.

Figure 8-5: Clear Vision Area
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RESPONSE: Clear Vision areas per the above diagram have been provided on each
side of the access driveway off of Gales Creek Road.

LANDSCAPING, SCREENING AND BUFFERING

17.8.405 APPLICABILITY.

A. Applicability. The provisions of this subarticle shall apply to all new development
and to a change of use that result in the need for increased on-site parking.

C. Landscape plan. The applicant shall submit a landscape plan. The Director shalt
provide the applicant with information on the submittal requirements.

RESPONSE: A Landscape Plan is included in this submittal package.

17.8.410 GENERAL PROVISIONS.

A. Obligation to maintain. It shall be the continuing obligation of the property owner to
maintain required landscaped areas in an attractive manner free of weeds and noxious
vegetation. In addition, the minimum amount of required living landscape materials shall
be maintained.

B. Ground preparation. The ground in all required landscaped areas should be properly
prepared with suitable soil and fertilizer. Specifications shall be submitted with the
landscape plans showing that adequate preparation of the top soil and sub-soil will be
undertaken prior to planting to support the plantings over a long period of time.
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C. Installation requirements. The installation of all landscaping shall be as follows:

1. All landscaping shall be installed according to accepted planting procedures
and the provisions of this article;

2. The plant materials shall be of high grade, and shall meet the size and grading
standards of the American Standards for Nursery Stock; and

3. All required landscaped areas must be provided with a piped underground
irrigation system unless a licensed landscape architect or certified nurseryman submits
written verification that the proposed plant materials do not require irrigation.
D. Pruning required. All plant growth in landscaped areas of developments shall be
controlled by pruning or trimming so that it will not:

1. Interfere with the maintenance or repair of any public utility;

2. Restrict pedestrian or vehicular access; and

3. Constitute a traffic hazard because of reduced visibility.
E. Certificate of occupancy. Certificates of occupancy shall not be issued unless the
landscaping requirements have been met or other arrangements have been made and
approved by the city such as the posting of a performance bond or security equal to 125%
of the cost of the landscaping.
F. Care of landscaping along public rights-of-way. Appropriate methods for the care
and maintenance of street trees and landscaping materials shall be provided by the owner
of the property abutting the rights-of-way unless otherwise required for emergency
conditions and the safety of the general public.
RESPONSE: The landscape will be professionally maintained. Ground preparation,
installation requirements, and pruning requirements are stated in the sheet
specification. A design build automatic irrigation system will be installed as part of
the project.
17.8.415 GENERAL STANDARDS.
A. Non-invasive native vegetation is encouraged to be used for all landscaping except
within 100 feet of a natural resource area. In such situations, native vegetation is
required.
RESPONSE: Non-invasive vegetation is specified along with native vegetation.
The project is not within 100 feet of a natural resource area.
B. Installation of bio-swales or preservation of wetlands should be located where
possible in landscaped areas.
RESPONSE: Storm water is being handled in an underground detention system
because there is lack of usable landscape and anticipated low infiltration rates.
C. Required landscaping adjacent to public rights-of-way. A strip of land at least five
feet in width located between the abutting right-of-way and the off-street parking area or
vehicle use area which is exposed to an abutting right-of-way, except in required vision
clearance areas.

RESPONSE: A planted 13.5 foot landscape strip is proposed adjacent to the street
and ROW.

D. Perimeter landscaping relating to abutting properties. On the site of a building or
structure or open lot use providing an off-street parking area or other vehicular use area,
where such areas will not be entirely screened visually by an intervening building or
structure from abutting property, a five-foot landscaped strip shall be between the
commor lot line and the off-street parking area or other vehicular use area exposed to
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abutting property. Landscaped areas should include where possible water quality features
such as bio-swales or wetlands, trees, grass, shrubs and other plant material so as to cover
the landscape area.

RESPONSE: A three foot landscape strip is proposed on the north side of the
parking area and a three foot six inch landscape strip is proposed on the east and
west sides of the parking area. The plantings will consist of an evergreen hedge that
reaches five feet tall and will sufficiently screen the parking from adjacent
properties.

E. Parking area interior landscaping. Landscaped areas shall be appropriately distributed
to break up large expanses of pavement, improve the appearance and climate of the site,
improve safety and delineate pedestrian walkways and traffic lanes. Except for industrial
development within industrial zones, the following interior landscaping shall be met.

1. Percentage approach. For the purpose of this section, INTERIOR PARKING
LOT AREA is defined as the hard surface parking area (parking stalls and aisles). Such
area does not include loading and unloading zones or perimeter landscaping around the
lot. Where perimeter landscaping intrudes into the parking lot four or more feet, that area
is included in both the interior parking lot area and interior parking lot landscaping.

2. A required landscaped area shall have a minimum interior dimension of six
feet and be no less than 48 square feet in area.

RESPONSE: Three 157 SF planting islands are proposed in the parking lot to break
up the asphalt. They will be planted with a large deciduous tree to provide shade.

3. At least 8% of the Interior Parking Lot Area shall be landscaped. Landscaped
areas may include water quality features such as bio-swales or wetlands, trees, grass,
shrubs and other plant material so as to cover the landscape area.

RESPONSE: 8.5% of the interior parking lot is proposed landscape area.

4. One tree shall be required for every 1,600 square feet of interior parking lot
area as defined in subsection 1. above. Trees shall have a minimum two-inch caliper and
six-foot branch height at time of planting.

RESPONSE: The parking area is 16,068 sf and will require 10 trees. 10 large
deciduous trees are proposed throughout the parking lot.

5. Interior parking area landscaping and trees must be dispersed throughout the
parking area. Some trees may be grouped, but the groups must be dispersed. Required
trees may be planted within five feet of the edges of the parking area.

6. Perimeter landscaping area may not substitute for interior landscaping.
However, interior landscaping may join perimeter landscaping as long as it extends four
feet or more into the parking area from the perimeter landscape line.

Perimeter landscaping has not been included in the calculation for interior
landscaping.

17.8.420 LANDSCAPING REQUIREMENTS BY ZONE.

A. Landscaping required in the Neighborhood Commercial Zone. All required yards
(exclusive of accessways and other permitted intrusions) adjacent to a public or private
street shall be landscaped.

RESPONSE: This project site is zoned NMU zone and is a commercial development.
E. Seventy-five percent coverage. Except in the Town Center Core Zone, at least 75% of
the required landscaped area shall be planted with any suitable combination of trees,
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shrubs or evergreen ground cover. The required 75% coverage shall be based on the size
of the plant material within a specified time as follows:

1. Trees — within five years from the date of final inspection by the Building
Official;

2. Shrubs — within two years from the date of final inspection by the building
Official; and

3. Ground covers — at the time of final inspection by the Building Official.
RESPONSE: 75% of the required landscape area is planted with a combination of
trees, shrubs, and ground covers.

F. Twenty-five percent architectural features. Except in the Town Center Core Zone,
landscaped areas as required by this article may include architectural features or artificial
ground covers such as sculptures, benches, masonry or stone walls, fences, rock
groupings, decorative hard paving and gravel areas, interspersed with planting areas. The
exposed area developed with such features shall not exceed 25% of the required
landscaped area. Artificial plants are prohibited in any required landscaped area.
RESPONSE: 21.8% of the landscape area is covered with gravel; this is primarily
behind the building.

17.8.425 BUFFERING AND SCREENING STANDARDS.
A. General provisions.

1. Itis the intent that these requirements shall provide for privacy and protection
and reduce or eliminate the adverse impacts of visual or noise pollution at a development
site, without unduly interfering with the view from neighboring properties or jeopardizing
the safety of pedestrians and vehicles;

2. Buffering and screening is required to reduce the impacts on adjacent uses
which are of a different type in accordance with the matrices in this chapter (Tables 8-

2, 8-3 and 8-4). The owner of each proposed development is responsible for the
installation and effective maintenance of buffering and screening.

Table 8-3 Buffer Combinations for Landscaping and Screening [1]

Mlnl.mum _Trees (per Shrubs or )
Width linear feet of Groundcover Screening
(feet) buffer)
Al-- 10 -- Lawn/living groundcover -
Bl|-- 10 20 m1n/310 hax Lawn/living groundcover --
spacing
1 10 Shrubs 4' hedges
Cil2 8 15 mln/SjO max Shrubs 5' fence
spacing
3 6 Shrubs 6' wall
D 1 20 10' min/20' max Shrubs 6' hedge
2 15 spacing Shrubs 6' fence
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(OS]

10 Shrubs 6' wall

1 30 Shrubs 6' hedge or fence
E 10' min/20' max :
2 25 spacing Shrubs 5' earthen berm or
wall

[1] Buffers are not required between abutting uses that are not of a different type when

the uses are separated by a street. Adjustments from these requirements can be obtained,
see Article 2.

RESPONSE: The project site is surrounded to the east, north and south by
residential uses. There is a commercial development to the west. These properties
are or will be rezoned to MNU therefore buffers are not required.

OFF-STREET PARKING AND LOADING

17.8.510 GENERAL PROVISIONS.

B. Parking plan requirements. The parking plan, drawn to scale, shall show all elements
necessary to indicate that off-street parking requirements are met. The parking plan shall
include but not be limited to:

Delineation of individual parking and loading spaces and their dimensions;
Circulation area necessary to serve parking spaces;

Access to streets, alleys and properties to be served:;

Curb cuts;

Location and dimensions of all parking area;

Grading and drainage; and

. Specifications as to signs and bumper guards.

RESPONSE: The Site Plan as submitted with this application, contains all the items
required in this code section.

C. Building permit conditions. The provisions and maintenance of off-street vehicle
parking and loading spaces are the continuing obligation of the property owner:

1. No building or other permit shall be issued until plans are presented to the
Director to show that property is and will remain available for exclusive use as off-street
vehicle parking and loading space; and

2. Required vehicle parking shall:

a. Be available for the parking of operable passenger vehicles of
residents, patrons and employees only;

b. Not be used for storage of vehicles or materials or for the parking of
trucks not used in conduct of the business or use; and

¢. Not be rented, leased or assigned to any other person or organization.
RESPONSE: All proposed off-street parking spaces are reserved for use by patron
and employees only.
E. Parking area connections. In order to eliminate the need to use public streets for
movements between commercial or industrial properties, parking areas shall be designed
to connect with parking areas within a project site and on adjacent properties unless not
feasible. Access easements between properties shall be required where necessary to
provide for parking area connections.

NNk W
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RESPONSE: Site topography / grading requirements in conjunction with a
negotiated driveway location, intersectional distance requirements, safety issues and
potential internal traffic conflicts make access easements to the adjacent eastern
property not feasible.
F. Walkway connections. In order to facilitate pedestrian and bicycle circulation, access
and parking area plans shall provide an efficient sidewalk and/or walkway connection
between neighboring developments and land uses.
RESPONSE: This project is the first development within the Gales Creek Mixed
Use District, therefore, there is no other commercial development to connect to at
this time,
G. Standards of measurement. Except as otherwise defined in this Code, “one standard
parking space” means a parking stall of nine feet in width and 18 feet in length. To
accommodate compact cars more efficiently, up to 50% of the available parking spaces
may have a minimum dimension of eight feet in width and 16 feet in length so long as
they are identified as compact car stalls and are not readily accessible to large cars.

GROSS LEASABLE AREA means all finished floors and excludes elevators,
corridors, utility or rest rooms, and interior service areas and all outside service areas,
boiler rooms, freight tunnels or corridors and truck docks.

GROSS FLOOR AREA means the total square footage including all finished floors.
This number is estimated to be 10% greater than Gross Leasable Area.
RESPONSE: No compact car parking spaces are proposed.
H. Eligible parking. Parking spaces available along the public street frontage or alleys

are eligible in fulfilling the parking requirements, except for single-family dwellings and
duplexes.

RESPONSE: No on-street parking is proposed.

. Where improvements subject to these off-street parking and loading provisions result
in hard surfaces, pervious surfaces are encouraged to be used. Where improvements are
within the public rights-of-way, such surfaces can be used upon approval by the City
Engineer.

RESPONSE: Impervious surfaces are not proposed, however, site landscape in
excess of the required 5% is provided.

17.8.515 OFF-STREET PARKING REQUIREMENTS.

B. Location of off-street parking. Off-street parking spaces for dwellings shall be
located on the same lot with the dwelling. For all other uses, required off-street parking
spaces shall be located not farther than 500 feet from the building or use they are required
to serve, except as exempted in the Town Center zones.

RESPONSE: All proposed off street parking is located on the subject site.

C. Improvements. Required parking spaces shall be improved to the standards as
contained in this article and available for use at the time of the final building inspection.
D. Carpool and vanpool parking. Commercial, industrial and institutional developments
(including but not limited to hospitals, nursing and retirement homes, schools, churches,
auditoriums and transit park-and-ride facilities) with 20 or more long-term parking spaces
shall designate at least 10% of those spaces for carpool and vanpool parking. These
spaces shall be located closer to the primary public or employee entrance than all other
parking spaces with the exception of handicapped parking spaces. Carpool and vanpool
parking spaces shall be full-sized and clearly designated for use by carpools or vanpools.
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RESPONSE: This project proposes 31 vehicular parking spaces, which results in
the requirement of 3 van/carpool spaces. These 3 spaces are provided immediately
adjacent to the main building entrance, as indicated on the site plan.

E. Minimum/maximum parking. Unless specified below or otherwise exempted by this
Code, the minimum and maximum number of required parking spaces shall be provided
for all uses in accordance with the specifications of Table 8-4.

RESPONSE: As a Retail Sales oriented project, a minimum of 34 vehicular parking
spaces are required (3.7/1000 SF). There is a maximum parking allowed of 57
vehicular parking spaces (5.1/1000 SF).

H. Determination of parking zone classification. Except as provided for in this article or
as modified under the variance process outlined in § 17.2.700, parking provided shall not
be less than the amount specified in the “Minimum Parking Required” column nor
greater than the amount specified in the “Maximum Parking Allowed” column of Table

8-4 based on the appropriate Parking Zone Classification.

1. Parking Zone A. All properties located within one-quarter mile walking
distance of a transit bus stop that provide 20-minute peak hour service shall be classified
as Parking Zone A.

In determining walking distance, the shortest distance measured along sidewalks,
improved pedestrian ways or streets, where sidewalks or improved pedestrian ways are
not present, shall be used. Walking distance shall be measured from the nearest point of
the subject lot located along the nearest street frontage that allows for the shortest
walking distance.

The transit provider shall be the official source for transit stop location and peak service
availability.

2. Parking Zone B. All properties not located within Parking Zone A shall be
classified as Parking Zone B.

RESPONSE: Because the West Loop of the Grovelink Loop does not provide a 20
minute peak hour pick up, the project is located in Parking Zone B.

17.8.520 REDUCTION OR MODIFICATION OF OFF-STREET PARKING
REQUIREMENT.

A. Parking reductions allowed by right. The following reductions of minimum required
parking may be taken by right. Reductions provided below may not be taken jointly. The
reductions allowed by this section may not be used in conjunction with the reductions
allowed by subsection B. below. In determining walking distance, the shortest distance
measured along sidewalks, improved pedestrian ways or streets, where sidewalks or
improved pedestrian ways are not present, shall be used. Walking distance shall be
measured from the point on the subject lot located nearest to the transit stop along the
shortest course.

1. Parking for commercial and industrial uses may be reduced by 10% providing
the development is within 500 feet walking distance of a transit stop.

RESPONSE: The project site is within 500 feet of the Thatcher and Gales Creek
transit stop. Therefore, a reduction of parking of 10% is allowed, for a minimum of
31 vehicular parking spaces required.

17.8.525 DESIGN AND MAINTENANCE STANDARDS FOR OFF-STREET
PARKING AND LOADING.
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A. No backing movement. Excluding single-family and duplex residences, groups of
more than two parking spaces shall be served by a service drive so that no backing
movements or other maneuvering within a street or other public right-of-way would be
required.

RESPONSE: The project has been designed to eliminate backing or maneuvering
within a right-of-way.

B. Free flow of traffic. Service drives 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.

RESPONSE: No service drives are proposed.

C. Parking accessible from street. Each parking and/or loading space shall be accessible
from a street and the access shall be of a width and location as described in 17.8.100 et
seq. for Access and Circulation.

RESPONSE: Direct assess to the parking area from Gales Creek Rd. is provided.

D. Parking space, stall and access aisle dimensions. Parking space configuration, stall
and access aisle size shall be of sufficient width for all vehicles turning and maneuvering,
based on the standards shown in Figures 8-10 and 8-11.

RESPONSE: All proposed parking spaces are 90-dgree spaces and exceed the
minimum 9' x 18' dimensional standard. All proposed drive aisles are two way and
as such, exceed the minimum 24-foot width.

E. Permanent marking. Except for single-family and duplex residences, any area
intended to be used to meet the off-street parking requirements shall have all parking
spaces clearly marked using permanent paint. All interior drives and access aisles shall be
clearly marked and signed to show direction of traffic flow and maintain vehicular and
pedestrian safety.

RESPONSE: As proposed all parking spaces and traffic flow are clearly marked.

F. Surfacing.

Except for single-family and duplex residences, all areas used for the parking and/or
storage and/or maneuvering of any vehicle, boat and/or trailer shall be improved with
asphalt or concrete surfaces according to the same standards required for the construction
and acceptance of city streets.

RESPONSE: All proposed parking and maneuvering areas will be paved.

G. Wheel stops. Parking spaces along the boundaries of a parking lot or adjacent to
interior landscaped areas or sidewalks shall be provided with a wheel stop at least four
inches high located one and one-half feet back from the front of the parking stall as
defined in Figure 8-7.

RESPONSE: Wheel stops are provided throughout the parking lot.

H. Drainage. Off-street parking and loading areas shall provide stormwater drainage in
accordance with specifications approved by the City Engineer. Off-street parking and
loading facilities shall be drained to avoid flow of water across public sidewalks.
RESPONSE: The site has been graded to eliminate storm water run off across all
sidewalks, primarily with the use of curbing. Additionally, the site has been

designed to catch and detain all storm water on-site, with the use of a water quality
facilities.
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L. Lighting. Artificial lighting on all off-street parking facilities shall be designed to
deflect all light away from surrounding residences and so as not to create a glare hazard
to the public use of any road or street.
RESPONSE: All proposed exterior lighting will be designed to eliminate off site
glare or flow.
I Maintenance. All parking lots shall be kept clean and in good repair at all times.
Breaks in paved surfaces shall be repaired promptly and broken or splintered wheel stops
shall be replaced so that their function will not be impaired.
RESPONSE: Noted
17.8.535 OFF-STREET LOADING SPACE.
A. Required. Buildings or structures to be built or substantially altered which receive
and distribute material or merchandise by truck shall provide and maintain off-street
loading and maneuvering space in accordance with the requirements of Table 8-6.
RESPONSE: This project proposed a 9100 SF, Commercial Retail building. As such
the project does not require a loading space. (under 10,000 SF)
17.8.540 BICYCLE PARKING.
A. When required. Bicycle parking shall be provided on-site in conjunction with the
following uses:

2. Retail and office development;
RESPONSE: As a retail use, bicycle parking is both required and provided.
B. Required number of spaces. The number of bicycle parking spaces required shall be
at least 20% of the required automobile parking for the use, but not less than two spaces.
RESPONSE: The project requires 34 vehicular parking spaces. As such, it also
requires 7 bicycle parking spaces.
C. Location and design standards. Bicycle parking facilities shall be:

1. Located within 75 feet of a primary building entrance and dispersed for
multiple entrances;

2. Designed to provide direct access to a public right-of-way, but not to obstruct
sidewalks or walkways. Public sidewalks may be utilized for bicycle parking when
parking can’t be reasonably accommodated on-site and the location is convenient to the
building’s primary entrance. If a public sidewalk is used for bicycle parking, a minimum
of six feet of clear and unobstructed sidewalk must be maintained;

3. Inalocation visible to building occupants or from the main parking lot;

4. Thoroughly illuminated during working hours. Bicycle parking areas shall be
at least as well lit as automobile parking areas;

5. Bicycle parking facilities shall offer security in the form of either a lockable
enclosure in which the bicycle can be stored or a stationary rack to which the bicycle can
be locked. All bicycle racks, lockers or other facilities shall be securely anchored to the
ground or to a structure. Bicycle racks shall be designed so that bicycles may be securely
locked to them without undue inconvenience. Such racks shall be designed to hold
bicycles securely by means of the frame, with the frame supported so that the bicycle
cannot be pushed or fall to one side in a manner that will damage the wheels; and

6. Bicycle parking spaces shall be at least six feet long and two feet wide with an
overhead clearance of at least seven feet. An access aisle of at least five feet shall be
provided and maintained beside or between each row of bicycle parking. Each required
bicycle parking space shall be accessible without moving another bicycle.
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RESPONSE: A bicycle parking area is designated just west of the main building
entrance. This area meets all applicable standards for 7 (seven) bikes.

17.8.545 LANDSCAPING AND SCREENING OF PARKING AND LOADING
AREAS.

C. Required landscaping for parking lots adjacent to public rights-of-way. A minimum
five-foot landscaped strip is required between the abutting right-of-way and the off-street
parking area or vehicle use area.

RESPONSE: : A planted 13.5 foot landscape strip is proposed adjacent to the street
and ROW,

D. Perimeter parking lot landscaping. When the off-street parking area or other
vehicular use area is not visually screened from an abutting property by an intervening
building or structure, a minimum five-foot landscaped strip shall be installed between the
common property line and the off-street parking area or other vehicular use area that is
visually exposed.

RESPONSE: A three foot landscape strip is proposed on the north side of the
parking area and a three foot six inch landscape strip is proposed on the east and
west sides of the parking area. The plantings will consist of an evergreen hedge that
reaches five feet tall and will sufficiently screen the parking from adjacent
properties.

E. Interior parking lot landscaping, Landscaped areas shall be appropriately distributed
to break up large expanses of pavement, improve the appearance and climate of the site,
improve safety and delineate pedestrian walkways and traffic lanes. For the purpose of
this section, interior parking lot area is defined as the hard surface parking area (parking
stalls and aisles). Such area does not include loading and unloading zones or perimeter
landscaping around the lot.

1. At least 8% of the interior parking lot area shall be landscaped. Landscaped
areas should include water quality features such as bio-swales or wetlands, trees, grass,
shrubs and other material when possible so as to cover the landscape area.

RESPONSE: 8.5% of the interior parking lot is proposed landscape area.

2. A required landscaped area shall have a minimum interior dimension of six
feet and be no less than 48 square feet in area. Landscaping shall be protected from
vehicular damage by some form of wheel guard or curb.

RESPONSE: Three 157 sf planters are proposed in the parking lot to break up the
asphalt. They will be planted with a large deciduous tree to provide shade.

3. One tree shall be required for every 1,600 square feet of interior parking lot
area. Trees shall have a minimum two-inch caliper and six-foot branch height at the time
of planting.

RESPONSE: The parking area is 16,068 sf and will require 10 trees. 10 large
deciduous trees are proposed throughout the parking lot.

4. Interior parking area landscaping and trees must be dispersed throughout the
parking area. Some trees may be grouped, but the groups must be dispersed.
RESPONSE: Interior parking lot trees are proposed throughout the parking area.
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5. Perimeter landscaping may not substitute for interior landscaping. However,
interior landscaping may join perimeter landscaping as long as it extends four feet or
more into the parking area from the perimeter landscape line.

RESPONSE: Perimeter landscaping has not been included in the calculation for
interior landscaping.

F. Landscaping within clear vision areas. All landscaping of parking lots within
clear vision areas shall provide unobstructed cross-visibility at a level between three to
ten feet above the curb line. With the exception of grass or groundcover, no landscaping
shall be located closer than three feet from the edge of any accessway pavement.
RESPONSE: The clear visions areas will be maintained clear of obstructions
between 3 and 10 vertical feet.

PUBLIC IMPROVEMENTS
10.8.610 Streets

A. Improvements. No development shall occur unless the development has
frontage or approved access to a public street:
RESPONSE: This development has frontage to a public street.
10.8.625 Sanitary Sewers

A. Sewers Required. Sanitary sewers shall be installed to serve each new
development and to connect developments to existing mains in accordance with the
provisions set forth in Design and Construction Standards for Sanitary and Surface Water
Management (as adopted by Clean Water Services in 1996 and including any future
revisions or amendments) and the adopted policies of the Comprehensive Plan and the
City’s Master Sewer Plan.
RESPONSE: This project will install a new public sewer main to and through the

project frontage on Gales Creek Road. A new facility will connect to the new public
sewer main.

10.8.630 Water Facilities
A. Water Facilities Required. Water facilities shall be installed to serve each new
development and to connect developments to existing mains in accordance with the
provisions set forth in the adopted policies of the Comprehensive Plan and the City’s
Master Water Plan.
RESPONSE: There is existing public water main in the project frontage. The
project will connect to the public waterline as required.
10.8.635 Storm Drainage
A. General Provisions. The Director and City Engineer shall issue a development
permit only where adequate provisions for storm water and flood water runoff have been
made, and:
1. The storm water drainage system shall be separate and independent of
any sanitary sewerage system;
2. Where possible, inlets shall be provided so surface water is not carried
across any intersection or allowed to flood any street; and 3. Surface water drainage
patterns shall be shown on every development proposal plan.
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RESPONSE: The project will install a new public storm line to and through the
project frontage. The onsite storm water will be captured, piped to a water quality
facility, and then discharged to the new storm only system.

10.8.645 Utilities

A. Underground Utilities. All utility lines in new developments shall be placed
underground, and:

1. The developer shall make all necessary arrangements with the serving
utility to provide the underground services;

2. The City reserves the right to approve location of all surface mounted
facilities;

3. All underground utilities, including sanitary sewers and storm drains
installed in streets by the developer, shall be constructed prior to the surfacing of the
streets; and

4. Stubs for service connections shall be long enough to avoid disturbing
the street improvements when service connections are made.

RESPONSE: The project will coordinate with the City utility company. The new
services to the building will be placed underground.

BUILDING DESIGN AND DEVELOPMENT STANDARDS
17.8.700 STANDARDS
C. Building Design Standards within Town Center Districts,
1. Building form.

a. All new structures shall be a minimum of two-stories in height in the
TCC Zone or a minimum height of 16 feet in the TCT Zone, as measured at the front
elevation to top of parapet or eave line of lowest point of facade.
RESPONSE: The proposed building is 18’ high to the parapet and 26°-6” top the
peak of the gable over the entrance.

b. All flat-roofed buildings shall have a decorative cornice at top of
building (parapet)
RESPONSE: The proposed building has a decorative cornice at the top of the
parapet.

c. Exterior pilasters and columns shall project a minimum of six inches
beyond building face.
RESPONSE: The proposed columns project 2’ from the building facade.

d. All rooftop mechanical equipment shall be screened by a solid wall
from view of the public right-of-way and pedestrian routes.
RESPONSE: The proposed parapet wall screens equipment from view from the
public right of way and pedestrian routes.

2. Retail storefronts.

a. First floor vertical elements such as columns or pilasters shall be
provided and spaced center-to-center at a maximum of 25 feet apart.
RESPONSE: The proposed columns on front facade are 25’ from center to center.

b. Doors on the main floor facade facing a street shall contain windows
equivalent in size to 50% of door surface area.
RESPONSE: The proposed doors at storefront are designed to have windows in
excess of 50% of the door area.
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c. Storefront glazing must be transparent. Reflective, tinted, glazed or
techniques that obscure more than 20% of glazed surfaces shall be prohibited.
RESPONSE: RESPONSE: The proposed storefront glazing noted as transparent on
Exterior Elevations.

d. Glazing dimensions shall have a greater height than width.
RESPONSE: RESPONSE: Proposed glazing dimensions have a greater height than
width.

e. Storefront glazing with divided lights shall be limited to transom
windows only.

RESPONSE: Proposed storefront glazing does not contain divided lights.

f. All window frames shall be painted.

RESPONSE: Proposed window frames are to be painted.

g Awnings shall be constructed of metal, glass or natural canvas fabrics.
Vinyl, synthetic fabric, plastic or backlit awnings are prohibited.

RESPONSE: There are no proposed awnings.
3. Commercial entries.

a. The entry enclosure shall be offset a minimum of two feet from the
building facade.

RESPONSE: The proposed entry is offset 5.75’ from the front building face.

b. Windows and door in exterior wall shall be surrounded with trim of
two and one-half inches minimum width.

RESPONSE: Proposed front windows and doors are to be trimmed with minimum
3% wide trim.

¢. Atleast 25% of all primary entry doors shall contain transparent
glazing.

RESPONSE: Proposed entry doors are in excess of 25% glazing.

d. Unpainted metal frames are prohibited.
RESPONSE: Proposed window frames are to be painted.

e. Reflective, opaque or tinted glazing is prohibited.
RESPONSE: Proposed glazing is to be transparent.

5. Windows and doors.

a. Window and door openings shall comprise the following minimum
portions of the front building facades at the main floor as measured betweern two feet
above the sidewalk to ten feet above the sidewalk: TCC - 80%; TCT -50%.
RESPONSE: The current building fagade is designed with 41.9% glazing along the
front face of the structure from 2’ to 10’ in height. Applicant requests that this be
allowed since the building facade also incorporates shutters surrounding the
windows and additional window openings would lead to crowding of the front
fagade elements, thus eliminating the shutters.

¢. Clear or transparent glazing is required for windows fronting the
public rights-of-way.

RESPONSE: The proposed building has transparent glazing facing the right-of-
way.

d. Glass shall be recessed a mininium of one and one-half inches from
the surrounding exterior wall surface.
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RESPONSE: All proposed glass shall be recessed from the surrounding exterior
wall surface.

€. Spandrel, glass curtain-wall or any window wall glazing that creates an
opaque, flat or featureless, or reflective surface shall not be used at ground floor,
RESPONSE: The proposed building does not have any spandrel or curtain-wall
glazing that would produce a flat, featureless, or reflective surface.

6. Exterior walls.

a. Vinyl, plastic or metal siding are prohibited the all Town Center zones.

b. Synthetic Stucco (EIFS, Dryvit, etc.) insulating cladding materials
along the first floor of facades that front public rights-of-way are prohibited.

c. Flagstone or other stone veneer along the first floor of facades that
front public rights-of-way are prohibited.

d. Simulated or cultured stonework are prohibited for commercial uses.

e. Wood, asphalt or cement shingles are prohibited at first floor for
commercial uses.

RESPONSE: Proposed structure is to be stone from 0’ to 4’ with horizontal
cementitious siding up to 14°-3” and cementitious shingles above that typical. Front
gabled entry has stone up to 5’ with horizontal cementitious siding up to 18’ and
cementitious shingles above and up to gabled roof surface. Applicant feels that this

design offers a sense of permanence to the building and compliments the area with
its style and form.

7. Walls and fences.

a. Plastic and/or chain-link fences are prohibited in all Town Center
zones.

b. All wood fences shall be painted.
RESPONSE: Proposed fences are to be painted wood.

LIGHTING STANDARDS

17.8.755 GENERAL PROVISIONS.

A. When standards apply. Unless otherwise provided, the provisions of this subarticle
apply to lighting that is part of a multi-family or commercial project, or lighting within
one of the Town Center zoning districts.

RESPONSE: Although a photometric Plan is not required at this time, all
applicable standards of this section will be met by the design of exterior lighting.

SIGNS
17.8.830 PERMANENT SIGN REGULATIONS.
RESPONSE: All project signage will be a deferred submittal.

DESIGN GUIDELINES

e SITE - BUILDING ORIENTATION
Guideline — Design and construct buildings oriented to a public street right-of-way to
create safe, pleasant and active pedestrian environments.
RESPONSE: As proposed, the site plan and building placement does not comply
with code section 17.4.315 (K), which requires that there be no parking between the
building and the right-of-way. In order for delivery trucks to enter and exit the site
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in a forward motion, the truck needs to be able to maneuver in front of the building
as well as comply with code section 17.8.125 (B);
“...In no case shall the design of said service drive or drives require or
Jacilitate the backward movement or other maneuvering of a vehicle within a
street...”.

To that end, a 36-foot drive aisle has been placed between the building and the
Gales Creek right-of-way.
Additionally, in order to provide handicap parking adjacent to the main entrance,
and to meet the minimum parking requirements of the zone, parking is provided off
the 36-foot drive aisle. (7 spaces).
Mitigation has been provided in several ways. The landscape design has sought to
present a frontage that both screens and focuses on the pedestrian access. The 8-foot
pedestrian connection between the main entrance and the right-of-way. will be
constructed of brushed concrete. It will provide a direct, distinct path across the
vehicular maneuvering areas, but follow the outer curb through the landscape
areas, giving the user greater experience of the landscape and views of the water
quality facility. The water quality facility has been artfully planted for both function
and attractiveness.

e BUILDING ~FACADES
Guideline - All buildings shall contribute to the storefront character and visual
relatedness of town center buildings
RESPONSE: The proposed building is the first proposed structure in this NMU
zoning block and is therefore intended to establish the character of this new town
center area.

¢ BUILDING - RETAIL STOREFRONTS
Guideline — Storefronts should appear open, inviting and engaging to the passerby.
RESPONSE: The proposed design has an enhanced gabled entry that is inviting
from the right-of-way.

e BUILDING - ENTRIES
Guideline — Entryways should be clearly visible and recognizable from the street, and
appear open and inviting to the pedestrian.
RESPONSE: The gabled area is intended as a clearly defined entry for the
structure. The large storefront doors are inviting,

e BUILDING - WINDOWS
Guideline - Use windows to create an open and inviting atmosphere.
RESPONSE: Building frontage windows have been designed to make the structure
open and inviting as viewed from the public right-of-way.

e BUILDING ~ EXTERIOR WALLS
Guideline — Use materials that are compatible with the character of Forest Grove and
create a sense of permanence.
RESPONSE: Proposed building materials have been used to create an aesthetically
pleasing and permanent structure on the site. The use of varying siding (horizontal
and shingles), stone wainscoting, shutters, architectural trim and light fixtures will
convey a sense of character to the surrounding neighborhood.
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Environmental Review for the Gales Creek Road

Development Project

Prepared for: Woodcrest Companies

Prepared by: Turnstone Environmental Consultants, Inc.
Date: February 5, 2019

Introduction

Turnstone Environmental Consultants, Inc. (Turnstone) conducted an environmental review for the
property located at 1121 Gales Creek Road {subject property) in Forest Grove, Oregon. This
environmental review encompassed the following natural resources that are regulated by local, state,
and federal laws, statutes and/or ordinances: special-status’ wildlife and botanical species, Wetlands
and Waterways under the jurisdiction of the U.S. Army Corps of Engineers and the Department of State
Lands, and areas defined by Goal 5 inventories, including flood plain and drainage hazard areas and
Significant Natural and Cultural Resources areas.

Methodology

Turnstone conducted a desktop review to determine the potential presence of natural resources within
the subject property. Data sources used for this desktop review included the Washington County species
listings from the U.S. Fish and Wildlife Service, aerial photography, Oregon Biodiversity information
Center (ORBIC) data, local and/or national wetland inventory maps, USGS topographic maps,
Washington County soil surveys, and local Significant Natural Resource maps. A desktop habitat
assessment was conducted in order to identify potentially-suitable habitat for special-status species
through the use of GIS data and aerial photography. Turnstone biologists then reviewed the likelihood
of occurrence of each special-status species in the study area, taking into consideration the species’
historic and current range and associated habitat.

Results

The study area is located in Washington County, Oregon. The study area, 0.9 acre in size and roughly
230-feet wide by 175-feet long, includes Taxlot #1N4368003100 and a portion of Taxlot
#1N436B003500. It is bordered to the south by Gales Creek Road, to west by a residential development,
to the east by an industrial development, and to the north by agricultural land. A little over ten percent
of the study area is agricultural land, with the remaining majority being residential development. The
development includes a mix of coniferous and deciduous trees, as well as open space, and likely
contains a large percentage of ornamental and non-native species.

* Special-status is defined as those species identified for protection under federal or state laws including: (1) species
listed as endangered or threatened, species proposed for listing, or candidates for listing under the federal Endangered
Species Act of 1973 (ESA); (2) state-listed endangered, threatened, or candidate species, or (3) species federally
protected by the Bald and Golden Eagle Protection Act of 1940 or the Migratory Bird Treaty Act (MBTA) of 1918,

1 I Turnstone Environmental Consultants, Inc.
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Figure 1. Google Earth View of the Study Area

Wetlands and Waterways
No jurisdictional wetlands or waterways are mapped in local or national wetland inventories, and there

are no hydric soils present on the site. Desktop review of the local topography and vegetation also does
not indicate the likely presence of any wetlands. LIDARY data indicates that there is a roadside ditch and
a ditch along the eastern lot line. During development review, Clean Water Services (CWS) may
potentially ask for an assessment of the ditch to see if it falls under its jurisdiction. Project area ditches
are unlikely to be regulated by CWS unless it is determined that the ditches are straightened reaches of
natural waterways or are believed to have been created from wetlands.

Special-Status Species

Special-Status Wildlife Species

The following terrestrial wildlife species known to be present in the Tualatin River Watershed were
considered for the study area. Fish species were excluded from the analysis due to the fack of fish-
bearing streams within the study area. Additional wildlife species, such as federal Species of Concern,
that currently receive no protection but may be listed for protection in the future may also be present.

e Red Tree Vole (Arborimus longicaudus): The species is a proposed candidate for federal listing and is a
state-listed sensitive-vulnerable species. There are no known occurrences within two miles and there is
no suitable habitat within the study area; therefore, the species is unfikely to be present,

*  Gray Wolf (Canis lupus): The species is a federally-listed endangered in areas west of highways 395-78-
95, and is considered a special-status game mammal, protected by statute and managed under the
Oregon Wolf Conservation and Management Plan (Wolf Plan) th roughout the state of Oregon. Wolves
are habitat generalists and will establish territories anywhere there is a sufficient food source. There are

t Light Detection and Ranging, is a remote sensing method that uses light in the form of a pulsed laser to measure
ranges (variable distances) to the Earth

2 I Turnstone Environmental Consultants, Inc.
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no known occurrences within two miles and highly-populated areas are considered low quality habitat

for the species; therefore, the species is unlikely to be present.

s Fender’s Blue Butterfly {/caricia icarioides fenderi): The species is federally-listed as endangered and
occurs in native prairie habitats. There are no known occurrences within two miles and there is no
suitable habitat within the study area; therefare, the species is unlikely to be present.

+ Bald Eagle (Haliaeetus leucocephalus); The bald eagle is federally-protected by the Bald and Golden
Eagle Protection Act of 1940. The species nests in forested areas near (within one mile) large bodies of
water, and is associated with many habitats, including grasslands, agriculture, pastures, urban and
mixed environments. Eagles require large trees to support the large nests they build; many nesting trees
in Oregon are over 40 inches diameter and 125 feet tall. The species prefers Douglas-fir trees for
nesting in western Oregon, especially when the nests are not located adjacent to a river. There are
known occurrences within two miles and the study area is within one mile of Gales Creek, a tributary of
the Tualatin River. However, there are no trees large enough to support nesting bald eagles within the
disturbance distance (660 feet) of the study area. Therefore, any development activities within the study
area would be unlikely to violate state or federal protections for the species.

*  MBTA Speciest: Migratory birds include all native birds in the United States, except those non-migratory
species such as quail, that are managed by individual states. Many migratory bird species are likely
present within the study area. Under the provisions of the MBTA, itis unlawful “by any means or
manner to pursue, hunt, take, capture (or) kill” any migratory birds except as permitted by regulations
issued by the U.S. Fish and Wildlife Service (USFWS). The term “take” is defined by USFWS regulation to
mean to “pursue, hunt, shoot, wound, kill, trap, capture or collect” any migratory bird or any part, nest
or egg of any migratory bird covered by the conventions, or to attempt thase activities. To the
maximum extent possible, USFWS advises scheduling all vegetation removal, trimming, and grading of
vegetated areas outside of the peak bird breeding season (April to August). When project activities
cannot occur outside the bird nesting season, USFWS recommends conducting surveys prior to

scheduled activity to determine if active nests are present within the area of impact and buffer any
nesting locations found during surveys.

Special-Status Plant Species
¢ Bradshaw's Desert Parsley (Lomatium bradshawii): The species is federally-listed as endangered and
occurs in wet prairie habitats in clay soils with a dense clay layer. There are no known occurrences
within two miles and there is no suitable habitat within the study area; therefore, the species is unlikely
to be present.

*  Kincaid's Lupine (Lupinus sulphureus ssp. Kincaidii): The species is federally- and state-listed as
threatened and occurs in upland prairie remnants and ecotones between grassland and forest, in heavy,
well-drained soils. There are known occurrences within two miles; however, there is habitat within the
study area is of poar quality and therefore the species is unlikely to be present.

* Nelson’s Checkermallow (Sidalcea nelsoniana): The species is federally- and state-listed as threatened
and occurs in open prairie remnants along the margins of streams, sloughs, ditches, roadsides, fence
rows, and drainage swales and in fallow fields. There are known occurrences within two miles and
suitable habitat occurs within the study area; therefore, the species has the potential to be present.
However, listed plant species receive no protection on private [ands and no action is required unless the
project requires federal permitting for other reasons.

* Water Howellia (Howellia aquatilis): The species is federally-listed as threatened and occurs in various
features that have an annual cycle of filling with water followed by drying during the summer months.

+in April 2018, a federal directive was issued stating that the take “of birds resulting from an activity is not prohibited

[...] when the underlying purpose of that activity is not to take birds.” The state of Oregon is participating in a lawsuit to
stop the full implementation of this directive.

3 ' Turnstone Environmental Consultants, inc.
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There are no known occurrences within two miles and there is no suitable habitat within the study area;
therefore, the species is unlikely to be present.

¢ Willamette Daisy (Erigeron decumbens): The species is federally- and state-listed as endangered and
occurs in seasonally-flooded bottomland prairies and well-drained upland prairies. There are no known

occurrences within two miles and the habitat within the study area is of poor guality; therefore, the
species is unlikely to be present,

Other Natural Resource Concerns

The desktop review indicates there is no presence of other mapped natural resource concerns related to
city, Washington County, or Metro area Goal 5 inventories, including: flood plain or drainage hazard
areas, Significant Natural or Cultural Resources areas.
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From: James Reitz <jreitz@forestgrove-or.gov>

Sent: Monday, February 4, 2019 12:44 PMm

To: Daphne Day <daphne@turnstoneenvironmental.com>
Subject: RE: Mapped Natural Resources

Daphne, City records do nat indicate any environmental issues at this site.
Let me know if you need anything further.
James Reitz, AICP

Senior Planner
6503/992-3233

4 I Turnstone Environmental Consultants, Inc.
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Page 3 of 4

Structural « Civi scape » Planning
4875 SW Griffith DR Ste 300} Beaverton, CR[97005

From: Craig Harris [mailto:craigh@aaiendg.com]
Sent: Friday, March 29, 2019 3:48 PM

To: 'Naomi Vogel'; ‘Nichole George'

Cc: 'Steve Powell'

Subject: RE: Dollar General / Gales Creek (Forest Grove)

Naomi/Nichole,

Attached is the road layout that | believe is what the County is looking for. Can you please review and confirm
as soon as you can so we can finalize our site plan.

Regards,
Craig N. Harris, PE | Principal
503.352.7678 dir | 503.348.5064 cell

4875 SW Gritfith DR| Ste 300] Beavevton,OR {97005

From: Naomi Vogel [mailto:Naomi Vogel@co.washington.or.us]

Sent: Friday, March 29, 2019 2:04 PM

To: Craig Harris; Nichole George

Cc: Steve Powell

Subject: RE: Dollar General / Gales Creek (Forest Grove)

Hi,

One is not required due to the low trips based on 9,000 sq. ft of retail. 'm sorry but | was out sick yesterday so |
was unable to get Nichole up to date on what was discussed.

Naomi

From: Craig Harris [mailto:craigh@aaienq.com]
ATFAC H LT s
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Page 4 of 4

Sent: Friday, March 29, 2019 2:02 PM
To: Nichole George; Naomi Vogel
Subject: RE: Dollar General / Gales Creek (Forest Grove)

Nichole,

Can you confirm the traffic study requirement as my client believes that Naomi told them that one was not
required.

Regards,
Craig N. Harris, PE | Principal
503.352.7678 dir | 503.348.5064 cell

Structural « Civil + Landscape « Planning
4875 SW Grifith DR|Ste 300] Buavarton,OR 97005

From: Nichole George [mailto:Nichole George@co.washington.or.us]
Sent: Thursday, March 28, 2019 11:23 AM

To: 'craigh@aaieng.com'; Naomi Vogel

Subject: Dollar General / Gales Creek (Forest Grove)

Hi Craig,
Thank you for coming in today to discuss the project in Forest Grove.
I believe we can live with the existing pavement out there and just have you build the curb, planter and sidewalk
with dedication of the needed ROW.
Some concerns we discuss today were:

1. Traffic study to ensure there is no need for turn lane

2. Utility Poles on both the East and West side of the property

a. Provide layout of the lane lines, bike lane, curb, planter and sidewalk to see if the poles need
relocated

Please let us know if there are further questions,

Nichole George | Engineering Associate 1l

Washington County Department of Land Use & Transportation
Engineering and Construction Services Division

1400 SW Walnut, MS 17 | Hillsboro, OR 97124

503-846-7850 Direct | 503-846-7940 Fax

nichole george@co.washington.or.us | www.co.washington.or.us/lut

Washington County Roads on Twitter on Facebook
Plan Responsibly. Build Safely. Live Well.

4/1A/27010
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Clean Water Services File Number

V4
CleanWater\\ Services 19-000976

Sensitive Area Pre-Screening Site Assessment

1. Jurisdiction: Forest Grove

2. Property Information (example 1S234AB01 400) 3. Owner information
Tax lot ID(s): Name:
1N436B003100 AND 1N436B003100 Company: Thatcher Road LLC
Address: PO Box 310
Site Address: 1211 Gales Creek Road City, State, Zip: Forest Grove, Oregon, 97116
City, State, Zip: Forest Grove, Oregon, 57116 Phone/Fax: unknown
Nearest Cross Street: NW Thatcher Road E-Mail: unknown
4. Development Activity (check all that apply) 5. Applicant Information

(1 Addition to Single Family Residence (rooms, deck, garage) Name: Beth Zauner
Lot Line Adjustment [ Minor Land Partition

[J Residential Condominium (1 Commercial Condominium
Q

bd

Company: AAl Engineering

Address: 4875 SW Griffith Dr.
Residential Subdivision d Commercial Subdivision .S S0 Beaverton OR. 97008
Single Lot Commercial (O Multi Lot Commercial City, State, Zip: ; UK,
Other Phone/Fax; 5036203030

E-Mail: bethz@aaieng.com

6. Will the project involve any off-site work? Yes [ No [ Unknown

Location and description of off-site work need to bring sewer and storm to the site from the intersection of Thatcher and Gales Creek

7. Additional comments or information that may be needed to understand your project
A property line adjust is proposed to move the northern property line to the north.

This application does NOT replace Grading and Erosion Control Permits, Connection Permits, Building Permits, Site Development Permits, DEQ
1200-C Permit or other permits as issued by the Department of Environmental Quality, Department of State Lands and/or Department of the Army
COE. All required permits and approvals must be obtained and completed under applicable local, state, and federal law.

By signing this form, the Owner or Owner's authorized agent or representative, acknowledges and agrees that employees of Clean Water Services have authority
to enter the project site at all reasonable times for the purpose of inspecting project site conditions and gathering information related to the project site. | certify
that | am familiar with the information contained in this document, and to the best of my knowledge and belief, this information is true, complete, and accurate.

Print/Type Name Beth Zauner Print/Type Title Planner
ONLINE SUBMITTAL Date 3/26/2019

FOR DISTRICT USE ONLY

[ Sensitive areas potentially exist on site or within 200’ of the site. THE APPLICANT MUST PERFORM A SITE ASSESSMENT PRIOR TO ISSUANCE OF A

SERVICE PROVIDER LETTER. If Sensitive Areas exist on the site or within 200 feet on adjacent properties, a Natural Resources Assessment Report
may also be required.

(] Based on review of the submitted materials and best available information Sensitive areas do not appear to exist on site or within 200 of the site. This
Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect water quality sensitive areas if they are subsequently
discovered. This document will serve as your Service Provider letter as required by Resolution and Order 17-05, Section 3.02.1. Al required permits and
approvals must be obtained and completed under applicable local, State, and federal law.

4 Based on review of the submitted materials and best available information the above referenced project will not significantly impact the existing or potentially
sensitive area(s) found near the site. This Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect additional water
quality sensitive areas if they are subsequently discovered. This document will serve as your Service Provider letter as required by Resolution and Order
07-20, Section 3.02.1. All required permits and approvals must be obtained and completed under applicable local, state and federal law.

(] This Service Provider Letter is not valid unless CWS approved site plan(s) are attached.

[ The proposed activity does not meet the definition of development or the lot was platted after 9/9/95 ORS 92.040(2). NO SITE ASSESSMENT OR
SERVICE PROVIDER LETTER IS REQUIRED.

2
Reviewed by g = /Z” o Date _3/29/19

2550 SW Hillsboro Highway '+ ‘Hillsboro, Oregon 97123 +Phone: (503) 681-5100 .+ ‘Fax: (503) 681-4439 -

www.cleanwaterservices.org
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EXHIBIT B

Forest Grove
Transportation System Plan

Excerpts















EXHIBIT C

Washington County

Review Comments



WASHINGTON COUNTY, OREGON

Department of Land Use and Transportation, Operations & Maintenance Division
1400 SW Walnut Street, MS 51, Hillsboro, Oregon 97123-5625
(503) 846-7623 - FAX: (503) 846-7620

June 4, 2019

To: James Reitz - Senior Planner

From: Naomi Vogel - Associate Planner

RE: Dollar General Store
City Casefile: 311-19-000006-PLNG
County File Number: CP19-916
Tax Map and Lot Number: 1N436B003100
Location: 1121 Gales Creek Road

Washington County Department of Land Use and Transportation has reviewed the above
noted development application for a 9,100 square foot retail building and a new commercial
driveway access on Gales Creek Road, a County-maintained Arterial (3 lanes).

The proposed access on Gales Creek is approved subject to the conditions noted below.
However, Washington County will monitor the access to assure that it operates safely. If
safety/operational problems arise due to the standing queue at the intersection of Gales Creek
Road/Thatcher Road, the applicant will be responsible for modifying the access to provide safe
operation of the access in compliance with County standards for Arterial streets. This may
require that the applicant install traffic control devices to limit turning movements and/or make

physical improvements to the roadway. All changes will be subject to Washington County
Engineer’s approval.

REQUIRED CONDITIONS OF APPROVAL

L PRIOR TO ISSUANCE OF A SITE DEVELOPMENT PERMIT BY THE CITY OF
FOREST GROVE:

A. The following shall be recorded with Washington County Survey Division (John
Kidd — 503.846.7932):

1. Dedication of additional right-of-way to meet 45 feet from the centerline of
Gales Creek Road.
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C. Commercial driveway on Gales Creek Road to County standards.
Include truck turning templates. Note: Access shall be located as far
west as possible.

d. Replacement of existing street lights with LED lights located along
the site’s frontage of Gales Creek Road to County standards unless
replaced by the city.

e. All work within the dedicated right-of-way of Gales Creek Road to
County standards.

C. Obtain a Washington County Facility Permit upon completion of the following:

1. Obtain Engineering Division approval and provide a financial assurance for
the construction of the public improvements listed in conditions 1.B.5.

NOTE: The Public Assurance staff (503-846-3843) will send the required forms to the applicant's
representative after submittal and approval of items listed under 1.B.

The Facility Permit allows construction work within County rights-of-wa y and permits site access
only after the developer first submits plans and obtains Washington County Engineering approval,
obtains required grading and erosion control permits, and satisfies various other requirements of
Washington County’s Assurances Section including but not limited to execution of financial and
contractual agreements. This process ensures that the developer accepts responsibility for
construction of public improvements, and that improvements are closely monitored, inspected,
and built to standard in a timely manner. Access will only be permitted under the required

Washington County Facility Permit, and only following submittal and County acceptance of

all materials required under the facility permit process.

PRIOR TO OCCUPANCY:

Obtain a Finaled Washington County Facility Permit, contingent upon the following:

A. The road improvements required in condition 1.B.5. above shall be completed and
accepted by Washington County.

B. Upon completion of necessary improvements, submit final certification of
adequate sight distance in accordance with County Code, prepared and stamped
by a registered professional engineer.

Note: The property owner shall continuously maintain adequate sight distance. This may require
the property owner to periodically remove obstructing vegetation from the road right-of-way (and
on site).

If you have any questions, please contact me at 503-846-7639.

Naomi Vogel - Associate Planner

Cc:

Road Engineering Services
Assurances Section
Transportation File
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EXHIBIT D

Thatcher Road / Gales Creek Road
Pedestrian Improvement Concept Plan






EXHIBIT E

Neighborhood Meeting Summary,
Submitted by the Applicant



WOoODCREST COMPANIES

A Division of Woodcrest Homes, Inc.

City Of Forest Grove
1924 Council St.
Forest Grove, OR 97116-2311

May 16, 2019

Dear City Manager,

You are receiving this letter to inform you of a community meeting scheduled for Tuesday, May
28, 2019. The meeting purpose is to introduce and share plans for a new 9,100 sq. ft. Dollar
General retail store located at 1121 Gales Creek Rd. Forest Grove, OR. Dollar General helps
shoppers save time and money by offering products that are frequently used and replenished,
such as food, snacks, health and beauty aids, cleaning supplies, basic apparel, housewares and
seasonal items at everyday low prices in convenient neighborhood locations. In addition to
high-quality private brands, Dollar General sells products from America's most-trusted

manufacturers such as Clorox, Energizer, Procter & Gamble, Hanes, Coca-Cola, General Mills,
and PepsiCo.

The meeting will be held at the Forest Grove City Library from 7pm — 8pm. Please feel free to
reach out to Steve Powell or Lauren Schulte at 760-789-5493, if you have any questions.

Meeting Date: Tuesday, May 28, 2019

Meeting Time: 7:00pm — 8:00pm

Meeting Location: Forest Grove City Library — Rogers Room
2114 Pacific Avenue
Forest Grove, OR

We hope $o see you there,

teve Powell
President

1410 MAIN STREET, SUITE C, RAMONA, CA 92065 = 760-789-5493 = INFO@WOODCRESTREV.COM




WOODCREST REAL ESTATE VENTURES

A Divisian of Woodcrest Homes, inc.

Community Outreach Meeting
May 28, 2019

Re: Proposed development of a 9,100 sq. ft. general retail store, tenant Dollar General
Development Location: 1121 Gales Creek Rd., Forest Grove, OR

Meeting Location: Forest Grove City Library, Rogers Room

2114 Pacific Ave. Forest Grove, OR

Scheduled Meeting Time: 7:00 — 8:00pm

Actual Meeting Time: Inside the library: 6:50pm — 8:25pm, In the parking lot 8:30pm — 9:30pm

Number of Attendees: 46

PROJECT PRESENTATION:

1. Developer / Owner introductions

2. Area zoning designation descriptions

o

Several people in the audience had little understanding of zoning. Some were surprised that
the area included density to the west.

There were audience members that defended the NMU designation and were pleased that a
project [finally] was being proposed

The Forest Grove Zoning Map and an Area Specific Zoning Exhibit were on display

3. Informative description of the proposed Site Plan and Building Structure. Items discussed:

o

O 0O O 0O 0O 0 O 0 0 O

Architectural style, color and placement
Lighting
Signage
Fencing
Parking
Truck delivery
Landscape Plan
Off-site improvements
Utility extensions
Drainage
Exhibits on display were:
= Zoning Maps
= Photo survey of subject property and existing commercial
= Project site plan and floor plan
= Colored architectural elevations
= (Colored architectural 3d rendering
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WOODCREST REAL ESTATE VENTURES

A Division of Woodcrest Homes, Inc,

= landscape plan
=  Civil plans

4. Introduction of the tenant, Dollar General (DG). Information discussed:
o Who is DG?
Products carried (2 copies of inventory examples were provided for viewing)
Hours of operation
Number of employees
Number of expected customers at any given time
Average sales ticket
Brief discussion on why the tenant choose this location and the impact it might have (positively
and negatively) on other businesses and residences in the area.

o O O 0O O ©O

Question, Answer & Comment Period. Points discussed:

1. The tenant. Several people couldn’t understand why DG wanted to locate away for the main retail area
in Forest Grove. It was repeatedly explained that the subject location was chosen because it is a
commercially underserved area, all demographic data supports this location, the zoning is correct, and

it will provide a convenient place for people to shop without having to drive greater distances for the
same goods.

2. One lady was concerned that DG wasn’t a Union Shop. She expressed her concern for jobs with high
paying wages and long-term benefits. She has a disabled son who would love to work at DG but needs
to make a higher income.

3. Questions were brought up about lighting, more particularly, horizontal light trespass. We explained
that we are proposing to use all downward shielding fixtures, the same that would be required in areas
with dark sky requirements.

4. Concerns were raised about crime. We explained that DG is not a 24-hr convenience store. DG store
hours are 8am-9pm M-Sun. and are closed during the statistical peak crime hours of 11pm ~7am. Stores
are well lit and have in-store security systems.

5. Traffic concerns included certain hours of congestion on Thatcher Road and if there were any
improvements proposed for the intersection of Thatcher Rd. and Gales Creek Rd. TDT fees were
discussed in addition to all project related [off-site] improvements. Comments were made that
sidewalks would be a benefit; the project is providing sidewalks along its frontage.

6. Suggestions were made about additional products some would like DG to sell, mostly, fresh produce.
Several were hoping that locally grown items could be sold. We explained that these types of questions
and what products are projected to sell in this location was outside the purview of this meeting.
However, it was shared that DG is testing produce sales in select stores in addition to a smaller DG format

1410 MAIN STREET, SUITE C, RAMONA, CA 92065 = 760-789-5493 = INFO@WOODCRESTREV.COM L
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A Division of Woodcrest Homes, Inc.

10.

11.

12.

13.

14.

15.

16.

17.

called DGX that will have a healthier selection. Most agreed that DG sells what people want, if there is
a large enough demand for a product that fits the DG format, chances are they will carry it.

One gentleman said that our being here was a “publicity stunt” and that we didn’t invite enough people.
We informed the audience that the mailing addresses were obtained from the Planning Dept. and the
meeting time was scheduled to avoid conflict with the School Board meeting.

NOTE: Many that were in attendance claimed they found out about our meeting on a local Facebook
page.

One lady made threatening statements that included we either “find another tenant” or be prepared
for a large “organized boycott”.

Suggestions were made about other potential locations. Again, it was explained why this location was
chosen and the gained benefits of having a local place to shop.

Many were interested and appreciated that fact that this project could be the catalyst for other [new]
convenient commercial projects. At one-point people started talking about other tenants that might
follow including a café or a deli.

Just about everyone in the audience agreed that the design and colors are appropriate for the area. In
addition, they were very appreciative that we were are proposing an attractive project. On several
occasions, comments were made that they [community members] should be thankful we [the
developers] care about the project and are concerned that it complements the area and supports the
intent of the NMU zoning. At one point, the audience thanked us and gave a round of applause for us
coming and sharing the project.

There were several near-by property owners that supported the proposed project and engaged in
debate with other audience members about how this is a good fit for the area.

Questions were raised about who’s the deciding agency for Gales Creek Rd. - Washington County
Transportation or the City of Forest Grove. We explained the interaction between both jurisdictions and

how the plans have gone back and forth until a consensus was met.

Many negative comments were made against the local Safeway Grocery store. Some asked if
competition created by DG would help clean up Safeway.

Contiguous neighbors asked if there was going to be a fence, answer was yes.

Concern was voiced by one lady that she didn’t want the dumpster in the front of the property, we
explained the dumpster enclosure plan and location, she was happy with the answer.

A representative from one of the local Homeowners Associations said her area was of higher affluency
and that having this type of store wasn’t appropriate for the area.
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A Division of Woodcrest Homes, Inc,

18. One couple who lives on the east side of Thatcher Rd. complained about the bright lights that shine
horizontally from the Plaid Pantry. They were concerned that our project might have the same impact.
We explained our fixture type, downward shielding, which eliminates horizontal light trespass which will
mitigate their concern, they were satisfied. They also said they look forward to a more convenient place
to shop.

19. One of the neighboring commercial property owners on Thatcher Rd. was very excited about the project.
He expressed sincere frustration with people who are ignorant on growth patterns, zoning and the need
for convenient shopping.

20. Another lady supported the project from a carbon emissions reduction standpoint.

Overall the presentation went well. The greatest concern had to do with the unknowns associated with
an unfamiliar tenant. Many people had never visited or heard of Dollar General. It was apparent that
those who showed up to protest did much of their homework on the internet, often quoting
information that is the first to pop up on Google. However, once we had the opportunity to explain
the project and debunk some of the overexaggerated claims, | believe many came around to the
conclusion that what was being proposed is an attractive project with a need that will be met. Several
went on to state that “we should be thankful this developer cares about the look of the project . . . the
next guy might not be so inclined”. Of course, there were those that vowed to protest and take their
voice back to their groups and inform as many as they can via social media. When our meeting time in
the library was up, several folks hung around to further discuss the project in the parking lot. Many
questions were asked and answered to the best of our knowledge. In large part, the meeting was a
respectful and appreciated. We handed out our contact information and encouraged anyone to
contact us if they have additional questions or need more information.
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Correspondence Received



James Reitz
M

From: Anna Ruggles

Sent: Wednesday, May 29, 2019 12:01 PM
To: James Reitz

Cc: Jesse VanderZanden; Bryan Pohl
Subject: FW: Dollar General question

Sent directly to Mayor, please include it as “written testimony”.

Anna D. Ruggles, CMC, City Recorder
1924 Council Street, 2" Floor
P.O.Box 326

Forest Grove, OR 97116-0326

Direct Line: 503.992.3235

E-mail: aruggles@forestgrove-or.gov
https://www.forestgrove-or.gov/

From: Aubrey Sidwell [mailto | GGG

Sent: Wednesday, May 29, 2019 7:20 AM
To: Peter Truax <ptruax@forestgrove-or.gov>
Subject: Dollar General question

Mayor Truax,

I've been following information regarding the possibility of a Dollar General chain store coming to Forest
Grove. I'm already against this type of store coming to our town but what makes it worse is if the location of
Gales Creek Hwy and Thatcher Road is the intended location. That's smack in the middle of a residential
neighborhood. Sure there are other commercial establishments in that area but nothing of this magnitude. Plaid
Pantry and 7-Eleven stores have had places in neighborhoods for a long time and fits. My wife and [ own a
home just blocks from this location and I think it's bad for the neighborhood. We already have a homeless
population problems people doing drugs, and theft. A store like this is likely to bring more of the same. I don't
know how everyone else feels but I'm certainly against it.



James Reitz

T m
From: Kimberly </ NG -

Sent: Sunday, June 02, 2019 2:51 PM

To: James Reitz

Subject: No dollar general

I live near the area that dollar general is purposing to be coming in and | oppose this! | am all for supporting the
community and what we need. We are a growing community and need another grocery store but | do not condone a
dollar general. If you want another dollar store bring in new seasons or Trader Joe’s, something that is a healthier choice
for our community. If we wanted a cheaper way for food you have Walmart and winco. | would rather see something
come in that will benefit our community. Also if you going to be placing a store like that around that area there needs to
be stop lights ect for the protection of our kids. There are homeless non stop outside of Safeway and dollar tree | will not
be happy if that comes closer to my house where | wouldn’t feel comfortable having my kids outside or be able to walk
to the plaid pantry when they are old enough. Please no dollar general!

Sent from my iPhone



James Reitz

M
From: Sierra Briano <{ -

Sent: Sunday, June 02, 2019 3:13 PM
To: James Reitz

Subject: $$ General

Dear Sir,

[ urge you vote against the construction of a Dollar General store in Forest Grove. The location is inappropriate
for such an establishment. Our area does not need any more businesses that hire part-time workers at low wages
with no benefits. Thank you,

Sierra Briano



James Reitz

From:
Sent:
To:
Subject:

Dear Sir,

e e R

Stephanie Lertkantitham Richards < GGG

Sunday, June 02, 2019 2:59 PM
James Reitz
Dollar General

I'am a long time resident of Forest Grove. My husband and I live in Forest Gale Heights with our 3 school

aged children.

I implore you to not allow the Dollar General to be built in Forest Grove. We need businesses that will ADD
to our community and economy, not take away from it.

Please understand that I am not opposed to growth but rather would like to see businesses that will provide
strong wages, a better sense of community and wherever possible, are locally owned and operated.

Thank you for your consideration.

Stephanie Richards



James Reitz

W
From: Timothy 5 </

Sent: Sunday, June 02, 2019 4:13 PM
To: James Reitz
Subject: No to Dollar Tree

Not only do we not need another Dollar Store, we don’t need retail on Thatcher. Could we please not ruin a
beautiful, quiet area with cheap, crappy stores.

What forest Grove could use is good quality places to grab lunch. Mod Pizza, Chipotle, Corner Bakery,
pastini’s. We are currently just Asian/Hawaiian or Mexican food. So Hillsboro and Beaverton get a lot of our

business.

Tim



James Reitz

e e T e —
From: Tamara Dowie <

Sent: Sunday, June 02, 2019 4:32 PM

To: James Reitz

Subject: Dollar General

Mr. Reitz,

I'm a preschool teacher for at risk students locally. Yet, | say no to Dollar General as we have so many stores like that
already! | say yes to a Trader Joe’s or something similar to help lift this community up, instead of bringing it down!

Thank you for your time,

Tamara Dowie



James Reitz
m

From: T Hennessy <[
Sent: Sunday, June 02, 2019 5:14 PM

To: James Reitz

Subject: NO to Dollar General in Forest Grove

Placing a Dollar General, or any other store or should Center in the proposed location of the Dollar General is
an awful idea idea. One that will create even more traffic problems for the residential area. That intersection
already gets very backed up at all times of the day, not just "rush hours”. Not to mention this will create even
more dangerous situations for pedestrians and cyclists. There are plenty of other empty store fronts and lots that
would make more sense for a new store. Please keep our residential area safe for residents and find a different
location for the Dollar General.

Sincerely,
A concerned resident in the area



James Reitz
L

M

From: gbeachmail <[} NG
Sent: Sunday, June 02, 2019 5:16 PM

To: James Reitz

Subject: Dollar General

Sir,

| am opposed to this business coming into Forest Grove.

| feel its choice of location is extremely poor. What impact will traffic have on the area? It is too close
to family friendly neighborhoods. It is not the type of business that our city should be looking for.

I do not consider this a grocery store. It's a low wage lower income attractor.

I'm not opposed to businesses coming into our city but | feel care should be given on where they
want to build and the impact that business will have with increased traffic, environment and yes even
aesthetics.

Please address these issues BEFORE you act on it.

Don't fall for the rah-rah ain't we great sales baloney.

The residents in Forest Grove have real concerns especially those that live in the area of the proposed building
site.

I Vote No!!!

Thank you.

Gail Cline-Beach

Sent via the Samsung Galaxy. an AT&T 4G LTE smartphone



James Reitz

000 Y e —
From: Erica Noll < ||}

Sent: Sunday, June 02, 2019 5:40 PM

To: James Reitz

Subject: No to Dollar General

I'm writing in hopes that my voice can be heard regarding the possibility of Dollar General going in on Gales
Creek rd. I don't necessarily oppose the business as much as the location. I'm concerned with the speed limits
on the road and potential accidents due to people pulling out of a parking lot there. Secondly I'm concerned
with the fact that there are no sidewalks along the road and people may want to walk to the store, which will
leave pedestrians vulnerable to being hit along Gales Creek.

I live nearby and all of my neighbors also feel that this is not needed in our neighborhood. Plaid Pantry on the
corner sells milk and other essentials that are needed if a "quick trip" to the store are needed. People around here
live away from the busy town for a reason and don't mind driving into town to the store. This area is also
higher income compared to other parts of town who may benefit from a business like this more.

Thanks for your time and consideration.
Erica Noll



James Reitz

From: Scott Harrison <_>
Sent: Sunday, June 02, 2019 7:36 PM

To: James Reitz
Subject: Proposed dollar general
Dear Sir,

I'am writing in opposition to the building of a dollar general at the thatcher-Pacific site. That is already a dangerous
intersection used heavily by high school students and commuters. The addition of the dollar general will raise the risks of
serious traffic or pedestrian-traffic accidents in my view.

Additionally a dollar general will have a negligible economic impact given its a small store employing few people and not
at a living wage. The store simply replicates the Plaid pantry already in that location selling convenience items. This is nit
the kind of commerce Forest Grove needs and likely will contribute to a further deterioration of that neighborhoods and
nearby home values. | recommend the planning commission and city council reconsider the zoning in that area, lack of
safe traffic access and not allow the store to be built at that location.

Sincerely

Jason Harrison
Forest Grove

Sent from my iPad



James Reitz

\

From: sara lawrence < -

Sent: Sunday, June 02, 2019 7:48 PM
To: James Reitz

Subject: No to dollar general

Hello,

My name is Sara Lawrence and I am a forest grove resident in Ballad town. I would like to tell you how much I
am against dollar general being built.

Please fight against this on behalf of our family.
Thank you,

Sara



James Reitz

L M
From: Debie Wilson <[ IIEGNGNGNGNGNGNEEEEEE

Sent: Monday, June 03, 2019 9:15 AM

To: James Reitz

Subject: NO Dollar General

NO to the request for a Dollar General.

Sent from my Verizon 4G LTE smartphone



James Reitz

M
From: Wanda Streator < -

Sent: Monday, June 03, 2019 10:04 AM
To: James Reitz

Subject: Dollar General

Hi James,

[ would like to voice my concerns with the proposed Dollar General Store that is headed to the planning commission
soon.

Our community needs another grocery store, however it is very important that we get one with quality produce and
meats. Adding the dollar general will reduce our chances of attracting a higher quality store that will fulfill the real
nutritional needs of our community. | have lived her all my life and it breaks my heart to see us considering this step
toward making FG a food desert. It is not good for anyone!

tam also concerned with reports regarding repeated OSHA violations, less than living wage jobs w/o benefits, and
thinning the market for existing vendor that have supported this community for years.

Thank you,

Wanda Streator



James Reitz

“

From: Highhouse, Nina >
Sent: Monday, June 03, 2019 11:52 AM

To: James Reitz

Subject: Dollar General Store in Forest Grove

[’d like to voice my opinion about the potential of a Dollar General store coming to Forest
Grove — the current proposed location is residential and I while I don’t mind the store coming to
Forest Grove, I’d rather see it somewhere around the area of Bi-Mart — driving through town
yesterday, there are a number of locations perfect for this store all in areas in plain sight and in
commercial zoned areas. Don’t put it on Thatcher and Gales Creek Road — it’s hard enough to
turn onto Gales Creek Highway as it is without putting more congestion there.

Talk Safeway into building a new superstore somewhere and let dollar general go where
safeway is.

Nina Highhouse



James Reitz

- MR OO SRR
From: Francis Bates
Sent: Thursday, June 06, 2019 2:21 PM
To: James Reitz
Subject: Dollar general

Sir,

I'am opposed to siting a Dollar General store in the community. We already have 7 convenience stores and two Mexican
markets around the city. Do we need another one? Is there a compelling reason to add another low cost, low quality
commercial store to the mix we currently have? Can’t we find to raise the bar to improve the quality of the shopping
experience in Forest Grove?

For many of us another dollar store is just another disappointment and does nothing to enhance the quality of life in this
city.

Sincerely

Fran Bates
934 37th Ave

Forest Grove.

Sent from my iPad



James Reitz
M

From: Rep Mclain

Sent: Friday, June 07, 2019 2:28 PM

To: James Reitz

Subject: Constituent Request - Forest Grove

Hello Mr. Reitz,

I reached out to ODOT with a constituent question and they referred me to you. |am hoping you can help provide some
clarity for a constituent in Forest Grove who is concerned that the proposal to build a Dollar General on the intersection
of Gales Creek and Thatcher Road will create potential traffic safety issues. She has requested a state transportation
study, but that is not possible as the roads in question are not state highway facilities. Have there been any local studies
of the traffic safety implications of this proposed project? Below is the request | received from my constituent, please let
me know what information you have to answer her concerns. In case | get other requests from citizens of Forest Grove,
I would like to have an understanding of the impacts on that intersection.

“I know this is a tremendously busy time, but | am reaching out with a somewhat urgent request and am hoping you can
help.

The City of Forest Grove is reviewing a developer's request to build a Dollar General on the intersection of Gales Creek
and Thatcher Road. The Planning Commission is set to vote on it at their June 17th meeting. Most community members
just found out about the development last week, and we have significant concerns.

Among other things, we're worried about potential traffic safety issues -- particularly the risks it poses to school
children who walk the area daily to get to and from Tom McCall. The Gales Creek/Thatcher intersection is already a high
traffic area (just last week an accident occurred when a driver was speeding, hit a power line, and abandoned their car
at Gales Creek/Thatcher as they fled the scene.) With the additional cars and supply trucks that will travel to and from
the area, the community wants to ensure that all necessary safety measures are being taken to keep the area safe for
bicyclists, walkers, the high school track team that regularly runs on Thatcher Road, and others. | spoke this evening with
School Board member Kate Grandusky who also shares these concerns and is planning to reach out to the Planning
Commission herself.

Representative McLain, | am hoping that you would be willing to write a letter to the State Department of
Transportation to request that the state conduct a transportation study on the intersection, and that any efforts to
move the development forward be suspended until such a study is completed. It doesn't seem appropriate for the
development to move forward until a state transportation study has identified safety risks and recommended
improvements to minimize those risks.”

Thank you,
Representative Susan Mclain

(Please note that all email sent to and from this email may be accessed by Representative McLain’s personal staff, and
may be subject to disclosure under public records law.)



James Reitz
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From: I

Sent: Sunday, June 09, 2019 5:59 PM

To: James Reitz

Subject: Vote no to Dollar General in Forest Grove

We do not need a low end grocery store that will raise prices or worse cause Safeway to leave Forest Grove. We do not
need a store hat has a historically poor record as far as employee compensation and customer service due to lack of
staffing. We are desperately in need of more family friendly restaurants and useful store such as Trader Joe’s. | and my
network of friends will absolutely not patronize this business. | have no need for their services or goods. Please do not
allow Dollar General in Forest Grove - the community does not need or want this establishment.

Sincerely,

Dr. Lisa Janssen Carlson

Sent from my iPhone



James Reitz
M

From: Dale Feik

Sent: Sunday, June 09, 2019 4.00 AM

To: James Reitz

Cc: Devon Downeysmith

Subject: Concern about Dollar General Store

To: James Reitz,
From: Dale Feik
Re: Concerns about Dollar General application

After reading the information distributed by nodollargeneral store, | have concerns about it being built
at the intersection of Gales Creek and Thatcher. | live at 3363 Lavina Drive.

Sincerely,

Dale Feik

cell: |

Cc: Devon Downeysmith

Forest Grove Senior Planner James Reitz will submit a staff report on Dollar General's application.

This report will contain the City's recommendation on how the Planning Commission should vote on
the project, based on whether or not they meet development criteria.

He must submit the report no later than June 11. Any emails he receives about the project must go

into his report for public record. You can help amplify your concerns by emailing them to James no

later than June 11 at jreitz@forestgrove-or.gov.




James Reitz
M

From: Denise Shoup <

Sent: Saturday, June 08, 2019 8:39 AM
To: James Reitz

Subject: No Dollar General

Hello,

I'am writing to you out of concern over the proposed Dollar General store. There are many reasons that | do not want to
be so close to a Dollar General (I live in Forest Gale Heights), but | think the arrival of Dollar General would be bad for
Forest Grove as a whole. They drive local businesses out by undercutting prices (by selling poor-quality goods). Their
entire business model and rapid growth are based on the notion that income inequality will create a permanent
underclass in this country (which they add to with their underpaid employees).

Please do not recommend that this development move forward!

Thank you for your time and consideration, Denise Shoup Blue Jay Ave Forest Grove



James Reitz

\
From: Liynda Hughes <IN

Sent: Monday, June 10, 2019 1:53 PM
To: James Reitz
Subject: I strongly believe Dollar General is wrong for our community!!

I'm all for growth in Forest Grove especially new housing areas which bring with it the need for a REAL
grocery store. We desperately need one! Many of us travel to 185th for shopping. Or travel to Cornelius and
Hillsboro to Fred Meyer and Winco. Dollar General is DEFINITELY NOT THE ANSWER. We need a real
grocery store that includes fresh produce, a meat department and healthy food. A grocery store that supports
our local community and local farmers.

I was out of town or I would have attended the City Council Meeting about the Planning Commission's plan to
build a Dollar General Store on Gales Creek Road near Thatcher Road. A large portion of the community didn't
even know about the City Council Meeting.

The site chosen is a very poor location. It should be built in a more open location with more parking and better
access in and out of the parking area. It will increase traffic on a two lane road, cause safety issues for
bicyclists and children walking to school. The community is definitely upset about the location.

I live in Forest Gale Heights which includes a lot of new homes as well as the David Hill and Goff Road areas.
We definitely need a REAL grocery store on this side of town. The only logical place to build it would be off
of Hwy 47 and David Hill. Or Purdin Road.

Bringing in a Dollar General Store would defeat any hope of ever getting a real grocery store to come to Forest
Grove.

I hope the committee will consider mine and the communities objections to bringing a Dollar General Store to
Forest Grove.
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