RESOLUTION NO. 1371

A RESOLUTION ADOPTING FINDINGS APPROVING A MODIFICATION
TO THE STAGE I PRELIMINARY PLAN, VILLAGE AT WILSONVILLE MASTER
PLAN (CHARBONNEAU), STAGE II FINAL PLAN, CONDOMINIUM PLAT, AND
REMANDING SITE AND DESIGN PLANS FOR DEVELOPMENT OF ATTACHED
HOUSING. THE SITE IS LOCATED ON VARIABLE PROPERTY “A” IN
CHARBONNEAU VILLAGE CENTER ON TAX LOT 8000A, SECTION 24CD
Supplemental No. 2, T3S-R1W, CLACKAMAS COUNTY, OREGON.
WILLAMETTE VALLEY HOMES/CHARBONNEAU  VILLAGE CENTER
CONDOMINIUM ASSOCIATION, APPLICANTS. CASE FILE NO. 97DB03

WHEREAS, an application and appeal, together with planning exhibits for the above-
captioned development, has been submitted in accordance with the procedures set forth in Sections
4.008(4) and 4.139(1), (2), and (3) and Section 4.017 of the Wilsonville Code; and

WHEREAS, the Planning Staff has prepared a report on the above-captioned subject (which
is attached hereto as “Exhibit A); and

WHEREAS, said planning exhibits and staff report were duly considered by the Development
Review Board at a regularly scheduled meeting conducted on February 10, 1997, at which time said
exhibits, together with findings and public testimony, were entered into the public record; and

WHEREAS, the Board duly considered the subject and the recommendations contained in the
staff report, and testimony and denied the subject application, and reasons given are stated on the
Development Review Board Resolution dated 2-13-97; and

WHEREAS, the Wilsonville Planning Department received an appeal of the Board’s denial of
subject application; and

WHEREAS, the appeal and record and staff report dated February 10, 1997 (Exhibit A) were
presented for review by the City Council at a De Novo public hearing scheduled for March 20,1997,
and

WHEREAS, the application as submitted for Site Design Review violates Section 4.161(1)(b)
and the new tree ordinance (which is to be enforced by Charbonneau Country Club) which call for
preservation of significant trees and the design as submitted did not take adequate or reasonable care to
maintain the significant existing trees on the site; and

WHEREAS, the Site Design Review application as submitted does not meet the requirements
for Site Design Review of Section 4.400 Design Standards which require a high quality visual
environment, in that the forms are poorly resolved especially along the golf course face, and that the
setbacks as proposed by the applicant are not compatible with the surrounding existing develormment.
They are, in effect, too much for this small site. The blank, essentially straight-line wall of the unts
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along the golf course side presents a monotonous front. The site design as presented also ignores the
view of the golf course and ignores the trees, again; and

WHEREAS, the Site Design Review application as presented does not support 4.421(1)(a)
which requires preservation of landscape, again referring to preserving existing trees; and

WHEREAS, the Site Design Review application as submitted does not support the master plan
in existence which requires the preservation of the maximum amount of open space; and

WHEREAS, addressing the setback waivers as a finding, we find that the applicant has not
met the burden of proof to grant the waivers. The applicant’s own narrative states, “that the irregular
shape of the property is the main reason for granting the waivers,” and we find that they have not
designed the site in relation to the irregular shape but have simply used the rectangular portion so that
the irregular shape of the lot had little or no impact on their design and, therefore, that is not supported
by their testimony; and

WHEREAS, the density of the subject property is comparable to the apartments immediately
adjacent; and

WHEREAS, the City Council hereby finds that the hedge and trees to be natural features and
WC 4.161 and Tree Ordinance applies and the existing trees, while not without problems, deserve to be
protected, and for the most part, retained; and

WHEREAS, WC 4.421(3) states that “Section 4.400 objectives shall serve as additional criteria
and standards” and such objectives cited by Development Review Board as reasons for denial are
appropriate standards for denial of the Site Design Review application; and

WHEREAS, the City Council hereby finds that the requested “waivers” require further
justification and the applicant has not adequately carried his burden in supporting the “waivers”; and

WHEREAS, on-site open space is hereby found not adequate in size or shape; and

WHEREAS, the applicant in choosing to combine his application for Stage I and IT and Site
Design Review opened the door to Development Review Board (and City Council) to consider the
application as a whole, or in parts, and opened the door to the possibility of approval or denial on each
of its component parts; and

WHEREAS, from the record it appears to City Council that Mr. Elder withdrew from
consideration as soon as realizing there was potential for conflict. Prior to Ms. Peebles’ testimony,
the only apparent factor was that Mr. Elder lived in the Charbonneau neighborhood. The record does
not show undue influence on other members; and

WHEREAS, the Board’s chair is not prevented by any Wilsonville rules from making
motions. This has been a Development Review Board practice of some length. As a registered
architect and board member, he is uniquely qualified to make judgments regarding design and
compatibility and is respected for those judgments by the board and City Council; and

WHEREAS, the Planning Commission on March 8, 1993, in Case File 92PC25, pres:zously
recommended approval of Stage I and II and the Planning Departiment has recommended appreaal of
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Stage I and ITin its staff report dated February 10, 1997, and has recommended that the City Council
may treat the Design Review application separately from Stage I and I action; and

WHEREAS, the Legal Department in its memorandum of March 14, 1997 has recommended
that City Council may affirm, reverse, or modify, in whole or in part, a determination or requirement
of the Development Review Board’s decision; and

WHEREAS, the Planning Department staff report of February 10, 1997, has stated that review
of duplex structures may be exempt from Site Design Review, it is hereby found that the subject
application is for an existing single lot (Variable Property “A”) and zoned for Planned Development
Commercial and such application is being reviewed as a whole under the Planned Development
sections of the Wilsonville Code and the Condominium lot division has not been approved at this point
in time, and the proposed six units require review in relation to each other and to their surroundings
and, therefore, full Site Design Review of the entire project is required to assure full compliance with
the Wilsonville Code; and

WHEREAS, the representative of the applicant, Mr. Ben Altman, has stated to Planning Staff
that the applicant is willing to accept a voluntary remand on Site Design Review if Stage I and II are
approved and the applicant is willing to toll the 120-day limit for revised Site Design Review; and

NOW, THEREFORE, BE IT RESOLVED that the City Council does hereby affirm in part
and reverse in part the decision of the Development Review Board of February 10, 1997, and does
hereby approve, with conditions, that portion of the application for modification to the Stage I
Preliminary Plan for the Village at Wilsonville Master Plan, Stage II Final Plan, Preliminary
Condominium Plat, and does hereby remand to the Development Review Board that portion of the
application as it applies only to Site and Design Plans for development of attached housing, and
adopts the following Findings and Conditions of Approval:

Findings
1. The above recitals are adopted as City Council findings;
2. The findings of the staff report, Exhibit A, and the findings and the findings of
conclusions of the staff memorandum dated March 31, 1997, Exhibit B, are hereby
adopted and incorporated by reference herein.

Conditions of Approval

1. Develop the site, i.¢., buildings, parking and drives in compliance with the apgroved
Stage I Preliminary Plan and Stage II Final Plan, as further conditioned below. It is
realized that revisions in the development will occur prior to and during the Site Design
Review Phase. Minor site development revisions may also be reviewed v the
Planning Director under a Class 1 administrative review. The final condominsim plat
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9.

shall be consistent with the Site Design review, which the Development Review
Board will review in a separate application.

The applicant shall submit a new Site Design Review application to the Development
Review Board for improvements to architecture, outdoor living areas, landscaping,
sidewalks, and fence/wall and/or berm details. The application must be approved by
the Development Review Board prior to the final condominium plat and prior to

issuance of building permits of any duplex structures. Such new Site Design Review

application shall:

a. Protect existing trees insofar as reasonable and feasible, utilizing a second
opinion by the City Arborist.
Provide more articulation of the facades facing the golf course.

c. Take advantage of existing site strengths and respect the view of the golf
course and tree buffer.

d. Restudy site edge architecture and landscaping to provide more adequate light,
air, and a better relationship to the site’s surrounding buildings. ‘

e. Consider increasing the provision of more useable open space on the site,
especially private patio areas in the front (facing the parking lot).

f. Increase buffering of units from parking area.

The architectural design as shown on the conceptual building elevations and the

landscape plan as shown on the conceptual planting plans submitted with the Stage 1

and Stage II application is not approved. Revisions to architecture in terms of

elevations and setbacks is required. Site Design Review requires Development Review

Board application and approval.

This City Council action approves a range of five (5) to six (6) single family housing

units which may be configured as one duplex and one triplex or three duplex or two

duplex and one single unit structure.

The applicant shall obtain written approval from the Charbonneau Village Center

Condominium Association for the housing project prior to issuance of building

permits.

The applicant shall obtain written approval from the Charbonneau Architectural

Review Committee for the housing project prior to issuance of building permits.

If gates are to be included, provisions must be made for emergency access. Thzs shall

be coordinated through the appropriate emergency service providers, i.e.. Tualatin

Rural Fire and Rescue District.

The applicant shall conform with all requirements of the Tualatin Rural Fire Dvstrict,

including, but not limited to, circulation and location of fire hydrants.

All construction workers shall park their vehicles on site or in the adjacent parkimg lot.
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10.

1.

12.

13.

14.

Final construction plans will be reviewed and approved by the Planning Director, City
Engineer and the Building Official prior to any construction.

The applicant shall obtain condominium plat approval from the City of Wilsonville,
prior to the sale or conveyance of residential units.

The applicant shall waive right of remonstrance against any local improvement district
that may be formed to provide public improvements to serve the subject site.

The City Council does not approve the waivers to yard setbacks requested but
recognizes that the new Site Design Review application may consider similar requests.
Since the Tree Ordinance assigns review of proposed tree cutting type “C” permit to
Charbonneau Country Club, the applicant shall obtain approval for final tree removal
and tree maintenance plan from the Charbonneau Country Club, Board of Directors.

The following conditions concern the public improvements to the subject site. However, (he
applicant is required to also meet all requirements of the Building Permit process.

PF 1.

PF 2.

PF 3.

PF 4.

PF 5.

PF 6.

From the materials submitted, it appears that the storm drain, domestic water and
sanitary sewer facilities will be obtained from existing connections. The materials, as
proposed do not show main line connections that are to be used in conjunction with the
construction of the proposed development. Separate Engineering Drawings reflecting
the installation of these public utilities may be required.

No construction of, or connection to, any existing or proposed public
utility/improvement will be permitted until all plans are approved by the Engineering
Division, all fees have been paid, all necessary permits, right-of-way and easements
obtained and the applicant notifies the Engineering Division a minimum of 24 hours in
advance.

The Engineering Division reserves the right to revise/modify the public improvement
construction plans and completed street improvements to see if additional modifications
or expansion of the site distance onto adjacent streets is required. :

All public utility/improvement plans submitted for review shall be based upon a 24" x
36" format and shall be prepared in accordance with the City of Wilsonville Public
Work's Standards.

Record drawings are to be furnished by the applicant for all public utility improvements
(0/3 mil my!lar) before the final Punch List inspection will be performed.

All survey monuments on the subject site, or that may be subject to disturbance within
the construction area, or the construction of any off-site improvements shall be
adequately referenced and protected prior to commencement of any construction
activity. If the survey monuments are disturbed, moved, relocated or destroyed as a
result of any construction, the applicant shall, at his cost, retain the services of a
registered professional land surveyor in the State of Oregon to restore the monument to
its original condition and file the necessary surveys as required by Oregon State law.
A copy of any recorded survey shall be submitted to the Engineering Division.

Any proposed construction plans submitted for review shall meet the following gezeral
format:

A. Composite Utility Plan
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Detailed Utility Plan and Grading Plan.

Public utilities/improvements that are not contained within any public street

shall be provided a maintenance access acceptable to the City centered in a 15

ft. wide public utility easement and shall be conveyed to the City on its

dedication forms.

Design of any public utility/improvement shall be approved at the time of the

issuance of a Public Works Permit.

E. All proposed on and off-site utility/improvement shall comply with the State of
Oregon and the City of Wilsonville requirements and any other applicable
codes.

E. Design plans shall identify locations for street lighting, gas setvice, power
lines, telephone poles, cable television, mailboxes and any other public or
private utility within the general construction area.

G. All new public utility/improvements and/or utilities shall be installed
underground.

H. Any final site landscaping and signing shall not impede any proposed or
existing driveway or interior maneuvering site distance.

I All plans, specifications, calculations, etc., prepared in association with the

proposed project shall be prepared by a registered professional Engineer of the

State of Oregon.

aw

PF 7. The applicant shall install, operate and maintain erosion control measures in
conformance with the standards adopted by the Unified Sewerage Agency of
Washington County during the construction of any public utilities and building
improvements until such time as approved permanent vegetative materials have been
installed.

PF 8. The applicant shall install City approved energy dissipaters and pollution control
devices at each storm drain outlet point.

PF 9. The applicant shall contact Oregon Water Resources and inform them of any existing
wells located on the subject site. Said wells shall be properly abandoned in
conformance with their standards.

PF 10. The applicant has indicated that the existing waterline easement will be relocated and
reduced in width. As already mentioned in this memo the required minimum width of
a public easement is 15 ft.

PF11. At the request of Staff, DKS completed a traffic impact analysis (dated November
1996) to determine the impact on the City’s transportation system. This analysis was
based on the highest and best use of the subject property in conformance with similar
types of developments studied nationally and formalized in the ITE Manual on trip
generation.

PF12. The applicant shall provide a pedestrian and driveway access plan to address pedestrian
travel and vehicle access.

PF13. New p.m. peak hour trips 3

Trips through Wilsonville Road
Interchange area (subject to available capacity limitations) 0
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ADOPTED by the City Council of the City of Wilsonville at a regular meeting thereof this 21st
day of April, 1997, and filed with the City Recorder this same date.

/

, Mayor
ATTEST:

Epoider Cfse

Saridra C. King, CMC, City Recdrder

SUMMARY of Votes:

Mayor Lehan * Yes
Councilor MacDonald No
Councilor Luper Yes
Councilor Helser Abstain
Councilor Barton Yes
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PLANNING DEPARTMENT
STAFF REPORT

DATE: February 10, 1997
TO: Development Review Board PREPARED BY: Blaise Edmonds

REQUEST: 97DB03: Willamette Valley Condominiums.
‘ Modify the Stage I, Village at Wilsonville Master

Plan (Charbonneau) , approve Stage II, Final
Plan, Condominium Plat and Site and Design
Plans for development of attached residential
housing. An approval of this request would
rescind and replace the parking lot approved in
Resolution 95DR12.

SUNMMARY

The subject property has been previously involved in several. highly controversial
land use decisions primarily because of the location of the project site appears to
visually intrude Green No. 1 of the Charbonneau Golf Course.

Zoning for the project site is PDC, ( Planned Development Commercial ). The
Comprehensive Plan designation for the property is "Commercial”. The Village at
Wilsonville Master Plan which is the original master plan for the Charbonneau
planned development community, identfies the property for future commercial
development. Subsection +.133(2)(e) may allow up to 49.9% of commercial zoned
property for residential development providing that the residential use is compatible
with and supportive of the surrounding commercial uses.

The development standards listed for attached residential housing were applied in
the Stage II, Final Plan review. With respect to this, through the planned
development process. the applicant is seeking waivers from minimum yard
setbacks, lot size, lot frontage standards and lot coverage.

The applicants have affirmation from the Charbonneau Village Center
Condominium Association for approval of the development concept.

" At the time of writing this report the applicants did not have affirmation of the
Charbonneau Country Club for the proposed project. The CCC conducts
architectural review for compliance with their Covenants. Conditions and
Restrictions. The City does not enforce neighborhood Covenants, Conditions and
Restrictions (CC&Rs), however. the City has requested appropriate approvais
from the associations as a prerequisite to a building permit.

The proposed 8.62 dwelling unit per acre density is greater than what is typically
found for similar housing next to the golf course. Overall, residential density tor

EXHIBIT A
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the existing golf course orientated housing is approximately 4 dwelling units per
acre.

Though the applicant is seeking several waivers from the residential development
standards. the proposed development design concept is coordinated with the typical
lot pattern of homes next to the golf course. With appropriate findings waivers are
permitted under Subsection +.136(2)a). See the document provided by the
applicant (Exhibit D) for proposed waivers._

Access to the development is through the existing Village Center parking lot.
Three parking spaces will be removed on the adjoining commercial parking lot to
accommodate a driveway. Three new parking spaces will be constructed to replace
three spaces which will maintain the current parking number.

The applicants are seeking to vacate and realign a 15' wide water line/easement to
accommodate one of the residendal building sites. The other public utilities are
available to the project.

Section +.420: Jurisdiction and Powers of the Board: It has been determined
zoning on the subject property is PDC. but the development criteria being applied
is in Subsection 4.122(7)(h) tor the Residential (R) zone. It has been turther
established that duplex units is defined by Definition #21(b) as Dwelling, Single
Familv, Auached, which may be exempt from Section 4.008(4)(requiring Site and
Design review), and Sections 4.100 to 4.168. Nevertheless, given the high
architectural ambience of Charbonneau, the applicant has provided conceprual
building elevations. floor plans and landscape plans for Site and Design review.
Regarding this. proposed architecure and landscaping is designed to be
architecturally compatible with Village Center and adjacent homes.

A traffic report was prepared bv DKS Associates which demonstrate that the six
residential units will have very low traffic impact on French Prairie Road.

The applicant is complying with the new Ciry Tree Ordinance by providing a tree
survey and a certified arborist report. An approval of this project requires a Type
“C” tree cutting permit. Further, Subsection 4.161(1)(b): requires preservation of
significant trees. However, tree No's 2,3, 6. 9, 11, 12 1o |19 must be removed
for building construction, sidewalk. driveway improvements or Armillaria

disease.

RECOMMENDATION

Approve the modification to the Stage [. Preliminary Plan. approve Stage IT,
.Final Plan. the Condominium Plat and Site and Design plans with conditions of
approval attached herein.
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97DB03
WILLAMETTE VALLEY HOMES

MODIFY STAGE I, PRELIMINARY PLAN,
APPROVE STAGE II, SITE DEVELOPMENT PLANS,
CONDOMINIUM PLAT
and
SITE DESIGN PLANS

Review Criteria:

Issuance of a site development permit requires that the applicant comply
with the Comprehensive Plan and other applicable Ordinances adopted by
the City Council. The applicable plans. maps and ordinances are as
follows: -

Zoning:

Section 4.012: Heuarings procedures.
Section 4.008: Application Procedures - General
Section 4.122: Residential (R) zone
Subsections +.122(7)(h): Attached housing standards.
Section 4.123: Planned Development Residential zone (PDR).
Section 4.124: Planned Development Commercial zone.(PDC)
Subsection +.130(2)(c): Development standard.
Sections +4.130 to 4.168: Planned Development Regulations
Subsection +.136(2)(a): Waivers
Subsection +.136(e)(1) and (2): Outdoor living area
Subsection +.136(3) Housing density.
Subsection +,139(2): Stage I. Preliminary Plan
Subsection +.139(3): Stage II. Final Plan
Subsection +.139(4)(a): Compliance with Comprehensive Plan
Subsection +.139(4)(b): Traffic
Subsection 4.139(4)(c): Public facilities
Section 4.150: Off-street parking
Subsection +.161(4)(a)(2): Preservation of trees
Section 4.163: Buffering and screening.
Section 4.166: Landscaping.
Subsection +.168:  Sidewalks and bikeways
Section 4.200 to 4.244: Subdivision standards
- -~ -Secton 4.230: Major Land Partition
Sections 4.400 to +4.450: Site Design Review.

Comprehensive Plan:

Policy 4.4.7. The Comprehensive Plan governs residential densities for new
development.

The Village at Wilsonville Vaster Plan.
Wilsonville Tree Cutting Ordinance

41DH 63
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Submittal Date: December 20. 1996
120 day review limit: April 21, 1997

Applicant: Jerry Wand und Roger Nelson. Willametie Valley Homes

Property Owner: Charbonneau Village Center Condominium.
Charbonneau Village Center Condominium is ¢entrally
located in the Charbonneau district of Wilsonville. The
CVCC consists of Charbonneau Golf Club [nc.,
Charbonneau Country Club, Owner of the restaurant.
the Bitar building, and the Nepon building.

Planning Consultant: Ben Altman, Urban Solutions.
Engineers/Surveyors: Wihelm Engineering, Inc.
Landscape Design: Joseph Biilig, All Oregon Landscaping, Inc.

Site Location:

The subject site is Variable Property "A" in Charbonneau Village Center
Condominium which is more particularly described as in being Tax Lot
8000A. Section 24CD (supplemental mapi, T3S., RIW.

PROPOSED FINDINGS
Application Request:

L. Modify the Stage I, Village at Wilsonville Master Plan (Charbonneau) .
approve Stage II, Final Plan, Condominium Plat and Site and Design
Plans for development of attached residential housing. An approval of this
request would rescind and replace the parking lot approved in Resolution
95DR12. Condominium housing is a form of home ownership by which a
person may purchase and own one dwelling unit in a multi-unit building or
development. The ownership of a condominium home generally entails the
fee ownership of the interior walls. floors and ceilings surrounding the
dwelling unit and the air space within. In addition, together with other
condominium owners the individual condominium owner owns a
proportionate interest. together with other condominium owners. in
common elements of the housing develepment such as the landscaped open
space. The original application sought approval for a major land partition
which is not the case here. Furthermore. since this application involves a
condominium plat, the development standards for a subdivision plat do not

apply.
Project Analysis:

Site area: 30,314 sf.

Three duplexe buildings are proposed: Units A and B, C and D, and E and
F.

(6 total units)

Building are:  9.993 sf.

Average unit size: 1.666 sf.

Average lot size per unit if subdivision lots were created: 35,052 sf.

Density: 8.57 dw/ac.

Paving: 3,915 sf.

.-
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Landscaping: 16.406 sf. @ 54%

Prior Planning Actions:

(8]

95DRI12: Charbonneau Village Center Condominium Association.
parking lot approval.

92PC25: Willamette Vailey Homes, the Planning Commission
approved Modified Stage I, Village at Wilsonville Master
Plan (Charbonneau), approved Stage II. Final Plan and
major partition for development of three duplex * buildings.
The application was withdrawn before an appeal to City
Council was heard. ’

90ARO06 and 90AR60: Charbonneau Village Center Condominium Plat.

S0PC28: CVCC,  variance to reduce minimum parking space
requirement.

Village at Wilsonville Master Plan (Charbonneau), May 27, 1971.
Property Description:

3. The project site comprises Variable Property "A" of the Chabonneau Village
Center Condominium plat. The 30,314 sq.ft. site was originally planned
for a retail commercial or professional office building. The subject property
abuts Green No. | of the Charbonneau golf course. Adjacent to the south
is the Charbonneau Village Condominiums. A parking lot abuts the
westerly property line. Charbonneau on the Green restaurant is adjacent at
the north property line.

Submittal Documents:

4. This application was submitted in accordance with Section +.008 and +.139
of the Wilsonville Code. The application is accompanied with findings
and conclusions prepared by Mr. Ben Altman. (See Exhibit "E™).

Zoning and Land Use:

5. Since the Village at Wilsonville Master Plan predates the adoption of state
wide planning Goals and the City's acknowledged City Comprehensive
Plan, the Master Plan should be regarded as a conceptual guideline (but not
a legal standard) by which uses within the Charbonneau area is to be
evaluated. The operative legal standards are those set forth in the
acknowledged Comprehensive Plan and the City's Development Code. To
the extent that there may be conflicts between the Master Plan and the
Comprehensive Plan, the latter will govern and will set the legal standards
for development.

6. Zoning for the project site is Planned Development Commercial {PDC,
The Comprehensive Plan designation for the property is Commercial.

a1pBo3
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The Village at Wilsonville Master Plan (original master plan for
Charbonneau), identifies the property tor commercial use. Additionally,
Subsection +.133(2)(e), of the Wilsonville Code states:

"Any use allowed in a PDR zone or PDI zone. provided the majority of the
toral area is commercial, or any other commercial uses provided that any
such use is compatible with and supportive of the surrounding uses and is
planned and developed in a manner consistent with the purposes and
objectives of Sections +4.030 to 4.140. However, in no evenr shall
wrecking yards. automobile body and fender repair shops, and open lors for
the commercial sale of motor vehicles be permitted.”

Regarding the above standard, the net residential building area of the
subject site is 8% of the Charbonneau Village Center Condominium plat.
This leaves the 92% of the condominium plat in commercial development.
parking and drives. Thus. the proposed project is consistent with the 50%
maximum land coverage restriction prescribed in Subsection 4.133(2)(e).
Nevertheless, given the high architectural ambience of Charbonneau. the
applicant has provided concepmal building elevations. floor plans and
landscape plans for Site and Design review, Proposed architecture and
landscaping is designed to be architecturally compatible with Village Center
and adjacent homes.

Neither the Comprehensive Plan or Chapter 4 (Development Code) specifies
residential density within the PDC (Planned Development Commercial)
zone. In this case. the three duplexes is 8.57 acres per gross acre. or
5,052 sq.ft. per unit. Such density is greater than the 3 to 5 density range
of the neighboring golf course orientated housing.

Charbonneau Vlaster Plan (Village at Wilsonville).

9.

10.

LI

Goal

The Charbonneau District is conceived as a totally planned community. In
order to assure a well-planned community a development team was
formulated in December. 1970. The development team consisted of the
owner/developer, lender/contractor/sales staff contracted George T.
Rockwise and Associates prepared a Work Plan for the development of
Village at Wilsonville. The Village is now referred to as Charbonneau. The
program document is the master plan for development.

The Village at Wilsonville Master Plan established the following planning
goals:

1 Strong sense of community.

2 Recognition of family and neighborhood units.
3 Variety of housing types.

4. Recreation amenities.

5. Recognition of the importance of the River.

6. Village Center as a focus.

7. Maximum open space.

8. Security and maintenance.
1:

Strong Sense of Community
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Response Finding:

11.

One issue is if the proposed duplexes will be architecturally compatible with
Village Center. its relationship with the golf course, and with the Village at
Wilsonville Master Plan development concept. The matter of compatibility
is not clearly defined or identified within the Village at Wilsonville Master
Plan planning goals. To be thorough, compatibility is to be viewed in the
context of neighboring properties and is to also be evaluated in terms of the
greater Charbonneau community.

The applicant will need affirmation of the Charbonneau Country Club
before a building permit is issued. The CCC conducts architectural review
for compliance with their Covenants, Conditions and Restrictions, The City
does not entorce neighborhood CC&Rs, however, the City has required
appropriate approvals from CCC to include with building permits.

Goal 2: Recognition of Family and Neighborhood Units

Response Finding:

13.

The project will augment the residential orientation of Charbonneau without
the introduction of the more unpleasant aspects of typical retail and
commercial development such as heavier automobile use. congestion.
pedestrian-automobile conilicts, noise and intensity of use. The
development concept proposed by the applicant, carries with it the side
beneftits of achieving several Comprehensive Plan residential Objectives,
including the ability to integrate a variety of housing types and develop
diverse housing types and densities (Goal 4.3, Objective +.3.1: Objective
4.3.3).  Most importantly, the project will be well suited tor the
achievement of Objective +.3.7 which involves the coordination of housing
development with the social and economic needs ot the community. The
need to provide living opportunities to a variety of residents in a setting such
as Charbonneau addresses the social issue raised for provision of
appropriate and diverse locations.

Goal 3: Variety of Housing Types

Response Findings:

14,

15.

The City has not (and does not in this instance) require that specific
development types occur within various sectors of the Charbonneau
community, but rather that the Master Plan should be interpreted to permit
any uses allowed by City Code in the general categories of commercial and
residential locations within Charbonneau.

Neighboring golf course housing primarily comprises single-family
attached. one-story structures. Apartment complexes are generally located
on the west side of Charbonneau next to and near the subject property.
Proposed two-story duplexes are architecturally compatible with the type of
housing units surrounding the Charbonneau golf course.

Goals 4 and 5 are not applicable to this request.

57 D&ao3
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Goal 6: Village Center as a Focus

Response Finding:

16.

Goals
17.

The proposed duplexes are not intended to compete with the commercial
retail businesses in Village Center. Being immediately adjacent to Village
Center. it encourages people to walk for shopping and recreational needs
resulting in a more pedestrian {riendly environment.

7 and 8 are not applicable to this request.

Both The Village Center Master Plan and the Comprehensive Plan show the
area as designated for commercial use. As indicated above, the specific
uses proposed by the applicant are permitted within the commercial zone.
Thus, consistency between the Comprehensive Plan and the Master Plan is
achieved by the proposal.

Special Area of Concern:

18.

The subject site is not identified in special area of concern.

Site Development Review:

19.

Subsection #.139 (4)WC stipulates that :

"A planned development permitr mav be granted by the Planning
Commission only  if it is found thar the development conforms to
Subsections 4.139 (4)(a), (b) and ~ (c), as well as to the Planned
Developmenr Regulations in Secrions +.130 1o 4.140WC.” Subsection
4.139 (4)(a) is as follows:

"The location, design, size and uses, both separatelv and as a whole, are
consistent with the Comprehensive Plan. and with any other applicable
plan, development map or ordinance adopted by the Cirv Council.”

Residential (R) Standards:

20.

The Development Code does not set clear and objective site development
standards for residential development within the PDC zone. Nevertheless,
the development standards listed in Subsection <.122(7)(h) for the
Residential (R) zone tor attached dwelling units with a minimum lot size of
8,000 sq.ft. were applied in this review. Through the planned development
process, the applicant is seeking waivers from the minimum yard setbacks.
lot size and lot frontage standards. @ However, City standards for

subdivision development do not apply to condominiums. Nonetheless, this

project is similar to subdivisions involving single family, attached housing,
thus, the following standards are reasonable:

Subsection . 122(7)(h):

4) Minimum Front Yard Setback. Twenty-five (25) feet. Structures
on corner of through lots shall observe the minimum front yard setback on
both streets.  No structures shall be erected closer than fiftv (50) feet from
the center line of any public, county or state road.

94710803
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3) Minimum Rear Yard Serback: Twenry-five (25) feet.
6) Minimum Side Yard Setback:

a) One Story: Five (3) feer.

b) Two Stories: Seven (7) feet.

¢) Two and one-half Stories: Eleven (11) feer.

7) Maxinuum Heighs: Two and one-half (2 1/2) stories or thirty-five
(35) feet.

8) Off-Streer Parking: There shall be provided ar least rwo (2) spaces
per dwelling or rental unit to be provided behind the front setback line.

Response Findings:
Lot Coverage:

21.  Standards for attached dwelling units do have maximum lot coverage, save
and except as many otherwise be atfected by other provisions of the Code.

Building Setbacks:

Minimum Proposed
22. Duplex 'l
Front (north) 25 60'
Right side (east ) 7 10.8'
Left side (west) 7 15' Between buildings
Rear side (south ) 25' 26.36'
Minimum Proposed
Duplex'2'
Front (north) 25° 5’
Right (east) as! 15" Between buildings
Left side (west) 7 15° Between buildings
Rear side (south ) 25 19.5’
Minimum Propose
Duplex '3'
.-~ Front (north) 25 5!
Right (east ) 7 15" Between buildings.
Left side (west) 7 5!
Rear side (south ) 25 13.83"

Proposed setbacks in bold letters do not comply with minimum yard
setbacks. Though this is a Condominium Plat, it is reasonable and
practical to require this project to observe minimum yard setbacks or as
otherwise approved by the DRB.

4710403
/2 of 37

1%



* Fireplaces may encroach the side yard setback 2" for each foot of side
yard. In this instance, 14"

Lot Size:

23.

The subject property is 30.314 st. The applicants are seeking a
approval of a Condominium Plat to create three “attached” single family
townhomes on land known as Variable Property “A”. Condominium
platting does not invoive the creation of lots as each condominium
owner has common ownership of the gross land area.

Off-street Parking:

24,

Two or more off-street parking spaces will be provided for each dwelling
unit on driveways or garages. Three parking spaces will be removed on the
adjoining parking lot to accommodate the proposed driveway to the Lots
"B"and "C". The  removal of these parking spaces would reduce
parking serving Village Center. The Planning Commission in Resolution
90PC28, Stage II. site development approval for the expansion of the
Charbonneau Country Club, granted a variance to reduce parking common
to Village Center. In this instance. each residential unit will have two off-
street parking spaces and the three parking spaces being removed for the
new driveway will be replaced near the restaurant. However, in the event
the last commercial pad or Variable property “C" is developed. then CVCC
would need to develop additional parking to accommoade the use.

Access/Egress:

25.

Access would be obtained via French Prairie Road ( public road ) to the
main private road through Village Center, then through an intervening
parking lot. As mentioned in an earlier finding, three parking spaces
would be reconstructed near the proposed driveway to duplex #l to
accommodate the new driveway to duplex buildings 2 and 3.

Traffic:

26.

b. The location, design , size and uses are such that traffic generared
by the development ar the most probable used intersection(s) can be
accommodated safely and wirhout congestion in excess of level service D
defined in the highway capacity manual published by the National Highway
Research Board on existing or immediately planned arterial or collector
streets and will, in the case of commercial or industrial developments,
avoid traversing local streers.”

Response findings to Criteria "b”

e

Regarding Subsection +.139(4)(b); The tratfic report indicates that the six
residential units will have negligible traffic impacts on French Prairie Road.

Public Facilities:

27.

Section 4.139 (4)(c)WC further requires that:

G-1DB0O3
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"The location, design. sice and uses are such that the residents or
establishments 1o be accommodated will be udequarely served by existing or
immediately planned facilities and services."

Response Findings:
Sanitary Sewer:

A main sanitary sewer line is available and extends to the southerly property
line. One tap is proposed for each duplex.

Water:

The applicants are seeking to vacate and realign a 15" wide, water easement
to create one of the residential building site for Building #1. The City has
capacity to serve this project.

Storm Drainage:

The Public Works Code requires that the site pass a 25 year storm
frequency. Storm drainage will out-fall to drainage located along the
southerly property line which has capacity.

Sidewalks:
28.  The project will connect to golf cart/pathway network in Charbonneau.
Site and Design Review

29, Section 4.420: Jurisdiction and Powers of the Board: The first sentence of
this Section reads:

“Excepr for single family dwellings in any residential zoning district, no
Building Permit shall be issued for a new building or major remodeling of
an existing business, and no Sign Permir, except as permitted in Section
4.151(3)(¢)2.b, shall be issued for the erection or construction of a sign
relating 1o such new building or major remodeling, until the plans,
drawings, sketches and other documents required under Section 4.008(4)
have been reviewed and approved by the Board in conformity with the
criteria specified in Sectrions 4.100 to 4.168."

Section 4.420: Jurisdiction and Powers of the Board: It has been

determined zoning on the subject property is PDC, but the development
criteria being applied is in Subsection 4.122(7)(h) for the Residential (R)
zone. It has been further established that duplex units is defined by
Definition #21(b) as Dwelling, Single Family, Attached, which may be
exempt from Section 4.008(4)(requiring Site and Design review), and
Sections 4.100 to 4.168. Nevertheless, given the high architectural
ambience of Charbonneau, the applicant has provided conceptual building
elevations, floor plans and landscape plans for Site and Design review.
Regarding this, proposed architecture and landscaping is designed to be
architecturally compatible with Village Center and adjacent homes.

- ——
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4.421 Criteria in Standards and Application of Design Standards

(1) The following standards shall be utilized by the Board in reviewing
the plans, drawings. sketches and other documents required under Section
4.440. These standards are intended to provide a frame of reference for the
applicant in the development of site and building plans as well us a method
of review jor the Board. These standards shall nor be regarded as inflexible
requirements. They are nor intended to discourage creativiry, invention and
innovation. The specifications of one or more particular architectural srvles
is not included in these standards.

(a) Preservation of Landscape. The landscape shall be
preserved in its namral state. insofar as practicable by minimizing tree and
soils removal, and any grade changes shall be in keeping with the general
appearance of neighboring developed areas.

(b). Relarion of Proposed Buildings to Environment. Proposed
structures shall be locared and designed to insure harmony with the nawral
environment. including protection of steep slopes, vegeration and other
naturally sensitive areas for wildlife habitar and shall provide proper
buffering from less intensive uses in accordance with Secrion 4,(63. The
achievemenr of such relationship may include the enclosure of space in
conjunction with other existing buildings or other proposed buildings and
the crearion of focal points with respect to avenues of approach. streer
access or relarionships o natural features such as vegeration or topography.

(c) Drives, Parking and Circulation. With respect to vehicular
and pedestrian circularion, including walkways, interior drives and parking,
special attention shall be given to location and number of access points,
general interior circulation, separation of pedestrian and vehicular traffic.
and arrangement of parking areas that are safe and convenient and, insofar
as practicable. do not demract from the design of proposed buildings and
structures and the neighboring properties.

(d) Surface Warer Drainage. Special attention shall be given 1o
proper site surface drainage so that removal of surface waters will not
adversely affecr neighboring properties of the public storm drainage svstem.

(e) Utility Service. Any utility installarions above ground shall
be located so as to have an harmonious relation to neighboring properties
and site. The proposed method of sanitary sewage disposal from all
buildings shall be indicated.

(f) Advertising Features. In addition to the requirement of the
Cirv's sign’ regulations, the following criteria should be included: the size.
location, design, color, texture, lighting and materials of all exterior signs
and outdoor advertising structures or features shall not detract from the
design of proposed buildings and structures und the surrounding properties.

(g) Special Features. Exposed storage areas, exposed
machinery installations, surface areas, truck loading areas, wtiliry buildings
and structures and similar accessory areas and structures shall be subject o
such setbacks, screen plantings, or other screening methods as shall ke
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/15 of 37

=7



required to prevenr their being incongruous with the existing or
contemplared environment and its surrounding properries.

(3)  The Board shall also be guided by the objectives of Section 4,400 and such
objectives shall serve as addirional criteria and standards. They are us follows:

(a) Insure that Site Development Plans are designed in a manner that
insures proper functioning of the site and maintains a high quality visual
environment.

(b) Encourage originality, flexibility and innovation in site planning
and development, including the architecture, landscaping and graphic design
of said development;

(c)  Discourage monotonous. drab, unsightly, dreary and
inharmonious developments;

(d) Conserve the City's natural beauty and visual character and
charm by insuring thar structures. signs and other improvements are
properly related to their sites and to surrounding sites and structures, with
due regard to the aesthetic qualities of the nawral terrain and landscaping,
and that proper attention is given to exterior appearances of structures, Signs
and other improvements:

(e) Protect and enhance the City's appeal and thus support and
stimulate business and industry and promote the desirability of investment
and occupancy in business, commercial and industrial purposes:

(f) Stabilize and improve property values and prevenr blighted areas
and, thus, increase tax revenues;

(g) Insure thar adequate public facilities are available to serve
development as it occurs and that proper attention is given to site planning
and development so as to not adversely impact the orderly, efficient and
economic provision of public facilities and services.

(h) Achieve the beneficial influence of pleasant environments for
living and working on behavioral patterns and, thus, decrease the cost of
governmental services and reduce opportunities for crime through careful
considerarion of physical design and site layour under defensible space
guidelines thar clearlv define all areas as either public, semi-private, or
private, provide clear identity of structures and opportunities for easy
surveillance of the site that maximize resident control of behavior
particularty crime;

(i) Foster civic pride and community spirits so as to improve the
quality and quantity of citizen participation in local government and in
communiry growth, change and improvements;

(j) Sustain the comfort, health, tranquillity und contennment of
residents and anract new residents by reason of the Ciry's favorable
environment and, thus. to provide and protect the peace, health and welfare
of the City.

4708 03
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Architecture:

30.

The proposed duplex buildings are site built. wood frame structures with
hip roofs. Rootfing is concrete tile and exterior siding is /2" bevel cedar
with 6™ exposure. Proposed architecture and landscaping is designed to be
architecturally compatible with Village Center and adjacent homes.

Landscaping:

31.

Section 4. 166 of the Wilsonville Code stipulates:

"All areas not covered by buildings or pavement, but not less than 15% of
the toral lot area, exclusive of parking lot areas, shall be landscaped with
vegerative plant materials. Landscaping shall be located in at least three
separate and distinct areas of the lot, one of which must be located in the
front vard area. Such areas shall be encouraged adjacenr to structures.
Landscape planters shall be used to define, soften or screen the appearance
of buildings and off-streer parking areas. Marerials 1o be installed shall
achieve a balance between various plant forms and heights.”

Proposed landscape coverage at 34% exceeds the minimum 15%
requirement. The applicant has submitted a revised landscape plan prepared
by a registered landscape architect.

Ground Cover:

32.

Ground cover is generally seeded lawn.

Automatic Irrigation

33.

An inground. automatic irrigation system is proposed.

Buffering and Screening:

34.

The project site is in direct alignment with errant hit golf balls from Fairway
#1. The previous CVCC parking lot plan proposed a solid row of conifers
and netting between Fairway #l1 and Varable Parking Lot 'A'. The
proposed duplex project shows minimal screening or protection. Proposed
patios are especially vulnerable from flying golf balls, thus, staff
recommends some fencing next to patio slabs.

The applicant proposes removal of a single row of Pin Oak and Arborvatae
hedge between the existing parking lot and the property, Staff concedes that
the Pin Oaks must be removed for new driveway and dublex building
development. The current Arborvatae hedge has reached maximum growth
height. This project is proposed next to a parking lot of a commercial
center. The applicant proposes to remove a row of eight Pin Oaks and. the
existing Arborvatae hedge and replant with a single row of 6° Smarago”
Emerald Green Arborvatae. Spacing of this plant is not indicated. See the
arborist report labeled Exhibit “I"” which gives several reasons to remove
the Pin Oaks for building and driveway improvements. Staff further
recommends removal of competing Ivy and Arborvatae and replant with
suitable, infill evergreen material.

40463
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Preservation of Trees.

36.

37.

First. the applicant is complying with the new City Tree Ordinance by
providing a tree survey and a certified arborist report. An approval of this
project requires a Type “C” tree cutting permit. Further, Subsection
4.161(1)(b): requires preservation of significant trees. [However, tree
No's 2,3,6,9, 11, 12 to 19 must be removed for building construction.
sidewalk, driveways improvements or Armillaria disease,

As stated in Finding No. 35, the existing Pin Oaks (10" to 14" diameter)
between Variable Property 'A' and the CVCC parking lot will be removed.
The existing row of Pinus Nigra (Austrian Black Pine) adjoining on
Fairway #1 will remain to help buffer the project along the golf course.
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97DB03
WILLAMETTE VALLEY HOMES
STAGE I MASTER PLAN,
STAGE II. SITE DEVELOPMENT PLANS,
CONDOMINIUM PLAT

and
SITE DESIGN REVIEW

PROPOSED CONDITIONS OF APPROVAL

The following Conditions of Approval are hereby adopted to assure

completion of the project in compliance with the Comprehensive Plan, Zoning and
Site Development Regulations.

L.

9

10.

Develop the site, i.e.. buildings. parking and drives. in substantial
compliance with the approved Stage II Development Plans. It is realized
that minor revisions in the development will occur prior to and during the
construction phase. Minor site development revisions may be reviewed by
the Planning Director under a Class [ administrative review.

This DRB action approves a maximum of three (3), attached, single family
housing units.

The applicant shall obtain written approval from the Charbonneau Village
Center Condominium Association for the housing project prior to issuance
of building permits.

The applicant shall obtain written approval from the Charbonneau
Architectural Review Comumittee for the housing project prior to issuance of
building permits.

If gates are to be included. provisions must be made for emergency access.
This shall be coordinated through the appropriate emergency service
providers, i.e., Tualatin Rural Fire and Rescue District.

The applicant shall conform with all requirements of the Tualatin Rural Fire
District. including, but not limited to. circulation and location of fire
hydrants.

That all construction workers be required to park their vehicles on site.

Final construction plans will be reviewed and approved by the Planning
Director. City Engineer and the Building Official prior to any construction.

Obtain Condominium Plat approval from the City of Wilsonville, prior t2
the sale or conveyance of residential units,

The applicant shall waive right of remonswrance against any loczd
improvement district that may be formed to provide public improvements to
serve the subject site,
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13.

14.

15.

The DRB approves the following waivers to vard setbacks listed below in
bold iettering:

Minimum Proposed
Duplex "I’
Front (north) 25 60"
Right side (east ) T 10.8'
Left side (west ) 7 15' Between buildings
Rear side (south ) 25" 26.36'
Minimum Proposed
Duplex'2'
Front (north) 25 3
Right (east) 25 15" Between buildings
Left side (west) A 15° Between buildings
Rear side (south ) 25 19.5"
Minimum Proposed
Duplex '3
Front (north) a5 5
Right (east ) 7 15" Between buildings.
Left side (west ) 7 5
Rear side (south ) 25 13.83"

All landscaping required by this approval shall be installed prior to issuance
of occupancy permits. unless security equal to 110% of the cost of the
landscaping, as determined by the Community Development Director. is
filed with the City assuring such installation within six months of
occupancy. “Security is cash, certified check. time certificates of deposit.
assignment of a savings account or such other assurance of completion as
shall meet with the approval of the Community Development Director. If
the installation of the landscaping is not completed within a six-month
period. or within an extension of time authorized by the Board, the security
may be used by the City to complete the installation. Upon completion of
the installation. any portion of the remaining security deposited within the
City shall be returned to the applicant.

Construction, site development. and landscaping shall be carried out in
substantial accord with the plans, drawings, sketches and other documents
approved by the Design Review Board, unless altered with Board approval
‘or with minor revisions. by the Planning Director.

The applicant shall install the inground, automatic. irrigation system in
accordance with the approved plans. The applicant shall maintain all
landscaping through replacement of dead materials and weeding.

The applicant shall construct protective fencing next to patios which are
most vulnerable to errant hit golf balls.

510803
20 of 37

=¥



16.

The applicant shall obtain approval for final tree removal shall be reviewed
by the Charbonneau Country Club. Board of Directors.

The following conditions concern the public improvements to the subject
site. However, the applicant is required to meet all requirements of the
Building Permit process.

Based on a review of the materials submitted to the Community Development
Department the following Conditions of Approval are presented. These conditions
are applicable to the subject application. Any modifications or revisions to the
subject application may require amendments and/or additions to the conditions as
set forth and outlined below:

PF 1.

PF 4.

From the materials submitted. it appears that the storm drain. domestic
water and sanitary sewer facilities will be obtained from existing
connections. The materials. as proposed do not show main line connections
that are to be used in conjunction with the construction of the proposed
development. Separate Engineering Drawings reflecting the installation of
these public utilities may be required.

No construction of. or connection to. any existing or proposed public
utility/improvement will be permitted until all plans are approved by the
Engineering Division. all fees have been paid. all necessary permits. right-
of-way and easements obtained and the applicant notifies the Engineering
Division a minimum of 24 hours in advance. .

The Engineering Division reserves the right to revise/modify the public
improvement construction plans and completed street improvements 10 see if
additional modifications or expansion of the site distance onto adjacent
streets is required.

All public utility/improvement plans submitted for review shall be based
upon a 24" x 36" format and shall be prepared in accordance with the City
of Wilsonville Public Work's Standards.

Record drawings are to be turnished by the applicant for all public udlity
improvements (0/3 mil mylar) before the final Punch List inspection will be
performed.

G708
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PF 5.

PF 6.

PF 7.

PF 8.

LI N

PF 9.

PF 10.

All survey monuments on the subject site. or that may be subject to
disturbance within the construction area. or the construction ot any off-site
improvements shall be adequately referenced and protected prior to
commencement of any construction activity. [f the survey monuments are
disturbed, moved. relocated or

destroyed as a result of any construction, the applicant shall. at his cost.
retain the services of a registered professional land surveyor in the State of
Oregon to restore the monument to its original condition and file the
necessary surveys as required by Oregon State law, A copy of any
recorded survey shall be submitted to the Engineering Division.

Any proposed construction plans submitted for review shall meet the
tollowing general format:

A. Composite Utility Plan

B. Detailed Utility Plan and Grading Plan.

Public utilities/improvements that are not contained within any public street
shall be provided a maintenance access acceptable to the City centered in a
|5 fr. wide public urility easement and shall be conveved to the City on its
dedication forms.

Design ot any public utility/improvement shall be approved at the time of the
issuance of a Public Works Permit.

All proposed on and off-site utility/improvement shall comply with the State
of Oregon and the City of Wilsonville requirements and any other applicable
codes.

Design plans shall identify locations for street lighting, gas service. power
lines. telephone poles. cable television. mailboxes and any other public or
private utility within the general construction area.

All new public utility/improvements and/or utilities shall be installed
underground.

Any final site landscaping and signing shall not impede any proposed or
existing driveway or interior maneuvering site distance.

I. All plans. specifications, calculations. etc.. prepared in association with
the proposed project shall be prepared by a registered protessional Engineer
of the State of Oregon.

The applicant shall install, operate and maintain erosion control measures in
contormance with the standards adopted by the Unified Sewerage Agency
of Washington County during the construction of any public utlities and
building improvements until such time as approved permanent vegetative
materials have been installed.

The applicant shall install City approved energy dissipaters and pollution
control devices at each storm drain outlet point.

The applicant shall contact Oregon Water Resources and inform them of any
existing wells located on the subject site. Said wells shall be properly
abandoned in conformance with their standards.

The applicant has indicated that the existing waterline easement will te
relocated and reduced in width. As already mentioned this memo the
required minimum width of a public easement is 15 ft.

§7D603
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PF11.

PF12.

PF13.

At the request of Staff, DKS compieted a traffic impact analysis (dated
November 1996) to determine the impact on the City’s transportation
system. This analysis was based on the highest and best use ot the subject
property in conformance similar types of developments snudied nationaily
and formalized in the [TE Manual on trip generation.

The applicant shall provide a pedestrian and driveway access plan to address
pedestrian travel and vehicle access.

New p.m. peak hour trips 3

Trips through Wilsonville Road B
Interchange area (subject to available capacity limitations) 0

Z 7
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EXHIBITS

The following Exhibits are hereby entered into the public record by the
Development Review Board as confirmation of its consideration of the application

as submitted.
A. Findings and conditions of approval.
B. City of Wilsonville Comprehensive Plan.
C. Chapter 4 of the Wilsonville Code
D. Village at Wilsonville Master Plan and map dated May 27, 1971.
E. Applicant's submittal documents:
F. Building Department Report.
G. City Engineering Department Report.
H. Letter, PTI Communications, dated Jan.10, 1987. -
I. Arborist Report, Halsteads’s Arboriculture Consultants.
J. DKS report.
K. Transit Dept. comments. i -
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City of L= (503) 682-1011

WILSONVILLE | ©03)682-1015 Fax

in OREGON (E03) 682-0843 TOD

ENGINEERING DEPARTMENT

MEMO
DATE: January 17. 1997
TO: Blaise Edmonds

Associate Planner

FROM: Michael A. Stone. PE;’\/‘\ w
City Engineer /

RE:

Engineering Division Public Facilities (PF)
Conditions of Approval for the Willamette Valley Homes Duplexes in
Charbonneau Village Center

Based on a review of the materials submitted to the Community Development
Department the following Conditions ot Approval are presented. These conditions are
applicable to the subject application. Any modifications or revisions to the subject
application may require amendments and/or additions to the conditions as set forth and
outlined below:

PF I.

PF 2.

PF 3.

PF 4.

From the materials submitted. it appears that the storm drain. domestic water and
sanitary sewer facilities will be obtained trom existing connections. The
materials. as proposed do not show main line connections that are to be used in
conjunction with the construction of the proposed development. Separate
Engineering Drawings reflecting the installation of these public utilities may be
required.

No construction of. or connection to. any existing or proposed public
utility/improvement will be permitted until all plans are approved by the
Engineering Division. all tees have been paid. all necessary permits. right-of-way
and easements obtained and the applicant notifies the Engineering Division a
minimum of 24 hours in advance.

The Engineering Division reserves the right to revise/modify the public
improvement construction plans and completed street improvements to see if
additional modifications or expansion of the site distance onto adjacent streets is
required.

.AlLpublic utility/itnprovement plans submitted for review shall be based upon a

24" x 36" format and shall be prepared in accordance with the City of Wilsonville
Public Work’s Standards. '

Record drawings are to be furnished by the applicant for all public utility
improvements {0/3 mil mylar) before the final Punch List inspection will be
pertormed.

EXHIVBTT
&
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Conditions of Approval.lumette Valley Homes .
January {7, 1997
Page 2

PF 5. All survey monuments on the subject site. or that may be subject to disturbance
within the construction area. or the construction of any off-site improvements
shall be adequately reterenced and protected prior to commencement of any
construction activity. [f the survey monuments are disturbed. moved. relocated or
destroyed as a result of any construction. the applicant shall. at his cost, retain the
services ot a registered professional land surveyor in the State of Oregon to
restore the monument to its original condition and file the necessary surveys as
required by Oregon State law. A copy of any recorded survey shall be submitted
to the Engineering Division.

PF 6. Any proposed construction plans submitted for review shall meet the following
general formart:

A. Composite Utility Plan
B. Detailed Utility Plan and Grading Plan.
C. Public utilities/improvements that are not contained within any public

street shall be provided a maintenance access acceptable to the City
centered in a 15 ft. wide public utility easement and shall be conveyed to
the City on its dedication forms.

Design of any public utility/improvement shall be approved at the time of
the issuance ot a Public Works Permit.

All proposed on and off-site utility/improvement shall comply with the
State of Oregon and the City of Wilsonville requirements and any other
applicable codes.

F. Design plans shall identify locations tor street lighting. gas service, power
lines, telephone poles. cable television, mailboxes and any other public or
private utility within the general construction area.

All new public utility/improvements and/or utilities shall be installed

underground.

H. Any final site landscaping and signing shall not impede any proposed or
existing driveway or interior maneuvering site distance.

L All plans. specifications. calculations, etc.. prepared in association with

the proposed project shall be prepared by a registered professional
Engineer of the State of Oregon.

PF 7. The applicant shall install. operate and maintain erosion control measures in
conformance with the standards adopted by the Unified Sewerage Agency of
Washington County during the construction of any public utilities and building
improvements until such time as approved permanent vegetative materials have
been installea.

PF 8. The applicant shall install City approved energy dissipaters and pollution control
devices at each storm drain outlet point.

PF9. The applicant shall contact Oregon Water Resources and inform them of any
existing wells located on the subject site. Said wells shall be properly abandoned
in conformance with their standards.

PF 10. The applicant has indicated that the existing waterline easement will be relocated
and reduced in width. As already mentioned this memo the required minimum
width of a public easement is |5 ft.

PF11. At the request of Staff, DKS completed a traffic impact analysis (dated November
1996) to determine the impact on the City's transportation system. This analysis
was based on the highest and best use of the subject property in conformance

4710903
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Conditions of Approval-.amette Valley Homes . ?/ %

January 17, 1997

Page 3
similar types of developments studied nationally and formalized in the [TE
Manual on trip generation.

PFI12. The applicant shall provide a pedestrian and driveway access plan to address
pedestrian travel and vehicle access.

PF13. New p.m. peak hour trips 3

Trips through Wilsonville Road
Interchange area (subject to available capacity limitations) O

Conditions tor Approval/WillameteVailleyHomes
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January 10, 1997
890 Second Street
Post Office Box 337
Lebanon, Cregon
97355-0337

Mr. Blaise Edmonds

City of Wilsonville

30000 SW Town Center Loop E
Wilsonville, OR 97070

1-800-637-9843

RE: 97DBO03 Willamette Valley Homes

Dear Mr Edmonds:

I am writing this letter concerning requirements that PTI Communications will have in regards to the
construction of duplexes in Charbonneau Village Center. A utility easement will be required and will
need to be obtained by the Developer, for placement of buried telephone cable to serve the duplexes.
I would like this easement to be included in the approval process for the development. This will
insure that there will be minimal delays when service is requested at the site.

Our nearest facilities are located next to the Pro Shop. The easement will need to run between there
and the subject property, and be located on the South and East side of the Restaurant.

If you have any questions, you can call Duane Mattson at 541-259-7273. He is also an Engineer for
this area and is more familiar with the subject parcel than I am.

Sincerely,

IS ((gh

Monte Cook
Senior Outside Plant Engineer

EXEBLIT " H

-

j swipfiles\engcharb.mac
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L oreserve these rrees.

December 27,1986

Reference: Tree Examination of “-oject #36071
Location: Charbenneau. West or £xisting Restaurant
Subject: Tree Presearvation. Rewmnoval and Cisease Idenufication

/e

‘Speclalists in *re sare dr
preservatior . irees’

I have exarmined the trees shown on the TREEZ REMOVAL plo: map, and
have placed identification tags numosanng 1 - 271 on the trees.

The Trees consist of: Caks, Sycamcres, Maples. Deogora Cecars and
one Blue Atlas. The existing Arbcrvitae Hedge, is also slated 'z be
removed due to plan design, and will be replaced during the re-
landscaping portion cf the projec:. The current Arborvitae Hedge fhias
reached maximum growth heignr 57 which failure of major lead=rs beginz

I have also numbersd ihe irees shn v on the clot plan 1o coreae with the
Treg’s numbered 2,4.20.6,7,9.11 wil/ need to pe removed In orear :0

Tree number 3 has fruiting bodies cf a fungal disease «knowr . ~rmillaria
tanscens. Arboricultural practices concerning his disease use. «v incluice
the removal of the tree and any cther trees within a 50’ radius. >3 notea
on the map the close proximity of trass 2.4,21,6,7.9 falf into ¢ area of

|

‘ Trees numbered 5 and 20 are also lccated in the fungal diseas2 area.
i However, | recommend that observations be made pericdically .G

1 " determine the influence or symptoms of fungal infection. | further

'5. recommend an aggressive therapeutic treatment program in orcter to
!

: The program will consist of further examinations, messured feriilizaticn

fungicide rreatment, rcot and canonv oruning.

99n303
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Rererence: Tree Examinanon of Project #9607 1 PFoge 2
Location: Charbonneau, Wast of Existing Restaurant
Subject: Tree Preservation. memoval and Disease Identification

Traes numbered 12 - 19 in accitic - sompeting, with the arbervitae's are
also competing with ground cover {ivy) for needed nutnents, These trees
Show signs cf bactenal and other infectious cankeral growths., The need
for root pruning in order to avoid damaging existing hardscapes. will maks

" these trees highly susceptible to fungal diseases that are lingenrg in the
area. | recommend removal of these trees in order to ensure disease free
olanting 2nvironment upon somplsac~ of the project.

rz Deoacra

1ty

Nete trees marxed 3 and 7 on 2t uip identified as 'pines
Cadars

Ifican be of further assistancs, M=ss5s call,

Haistead's Arooncuiture Consuitarts ne.

Stephen Wiley CA/ISA

&7
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November 27, 1996

Blaise Edmonds

City of Wilsonville

30000 Town Center Loop East
Wilsonville, OR 97070

Subject:  Charbonneau Duplexes Limited Traffic Study P96328x0
Dear Blaise:

This letter summarizes work performed by DKS Associates for the proposed Charbonneau duplex
residential project, located adjacent to the south end of the Village Center parking lot, just off of
Charbonneau Drive, in Wilsonville. Access would be provided via Charbonneau Drive and the Village
Center parking lot. This study evaluated trip generation to the proposed site, level of service analysis
at French Prairie Road/Miley Road and at French Prairie Road/Charbonneau Village Center Driveway,
and number of trips traveling through the I-5/Wilsonville Road interchange area (encompasses
Wilsonville Road between Town Center Loop West and Boones Ferry Road).

Trip Generation

Trip generation was based on standard transportation planning data published by the Institute of
Transportation Engineers. Trip generation for the proposed project is summarized in Table 1.

Table 1
Project Vehicle Trip Generation
Daily AM Peak Hour PM Peak Hour
Project Trip Trips Trip Trips Trip Trips
_ | Rate/ | -Trips | In/Out Rate/ | Trips | In/Out | Rate/ Trips | In/Out
T DU DU DU

6 Duplex Units 5.86 35 18/17 0.4 3 1A 0.55 3 N

DU = Dwelling Unit
1 4

Intersection Capacity Analysis EXHIBT D

Primary access to the site is from Charbonneau Village Drive via French Prairie Road (an access to the
parking lot for Charbonneau Village). Traffic capacity was analyzed at French Prairie
Road/Charbonneau Village Center Drive as well as at French Prairie Road/Miley Road for existing
conditions and conditions with the proposed project. Table 2 summarizes intersection level of service
at study area intersections. B

410603
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Blaise Edmonds
November 27, 1996
Page 2
Table 2
Intersection Level of Service
PM Peak Hour
Major Street LOS/Minor Street
Intersection
. Existing | Existing + Project
French Prairie Road/Miley Road A/B A/B
French Prairie Road/Charbonneau Village Center Drive A/A A/A
L=

The project adds less than five trips (total) during the PM peak hour. To put this in perspective, French
Prairie Road carries approximately 80 vehicles (two-way) near Charbonneau Drive and approximately
350 vehicles (two-way) near Miley Road. With or without the addition of project traffic, the
intersections of French Prairie Road/Miley Road and French Prairie Road/Charbonneau Village Center
Drive would operate at level of service A or B for the minor street approach. The addition of project
traffic would not negatively impact level of service at this intersection.

Site Circulation

A clear pedestrian plan and driveway access plan should be provided prior to project approval. The
plan should indicate how pedestrians travel to building entrances and where vehicles gain access and
park on site.

Estimated Trips Through the I-5/Wilsonville Road Interchange

The proposed project would generate about 3 PM peak hour vehicle trips. No PM peak hour project
trips that would travel through the I-5/Wilsonviile Road interchange area (Wilsonville Road between
Town Center Loop West and Boones Ferry Road) are anticipated.

Please call Julie Sutherland or me if you have any questions.

Sincerely, -

: o
d.ft"{.s;,u‘ -
e N L)

f wTT
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January 7, 1997

TO: Blaise Edmonds

FROM: Steve Allen

SUBJECT: Site development plans
A}

Ouf comments on the Site Development Plans are as-foliows:

1. Willamette VaIl.ey Homes - Charbonneau is cusrently served by Dial-a-Ride. There are
no immediate plans to establish fixed route service to the area.

2. Tim Knapp, Old Town Flex. - No comments/Not applicable

3. TARR - This area is served by Route 203 along 95th Ave. The closest stop is 1/2 mile
away at 95th & Ridder. No plans exist to establish bus service along Ridder Rd.

- e -,

Exvive 1
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. . EXHBIT B

RESOLUTION NO. 1371

PLANNING DEPARTMENT MEMORANDUM

Date: March 31, 1997
To: Honorable Mayor and City Coungil
From: Robert G. Hoffman AICP @Q)X
Senior Planner ’
Re: Willamette Valley Condominiums - Case File 97DB03

Response to Land Use Issues raised by Sharon Peebles
memo of 3-26-97 re Charbonneau

I. Sec. 4.133 (2) “Majority Commercial” Issue

The criteria for use in a PDC zone is that the majority of the total area must remain
Commercial. This has been interpreted as meaning the functional area of the development in
question. As applied to the subject project, this is the central portion of the area, the Village
Center Condo Plat, not the entire area outlined by Ms. Peebles. Never has this standard been
applied to the entire district on the zoning map unless that unit makes sense on its own merits
as a functional unit. If one inspects the drawing submitted by Ms. Peebles as the “Village
Center”, it is not clear what areas are intended as commercial land use and which are other
uses. Clearly large parts of this area have been developed as residential land use. Idon’t find
anything conclusive which states that the entire area outlined by Ms. Peebles in red or the PDC
area on the zoning map must be the base unit for applying the “Majority Commercial”
standard. The staff report interprets the appropriate area to be the Village Center Condo area,
not the entire area zoned PDC from the zoning ordinance. The area staff selected is consistent
with the area proposed to be Commercial Land Use on the Comprehensive Plan map. This
area is only part of the area on the zoning map. The zoning map is a direct conversion of the
PC-I District from the 1971 zoning map (see 4.110(3) - Replacement Table). The
Comprehensive Land Use Map is from 1981 and, thus. represents the more recent thinking.
Where there are differences the Comprehensive Plan supersedes the Zoning Ordinance. The
Commercial area Policy 4.2.1 from the Comprehensive Plan proposes non-comumercial uses
within commercial areas provided the predominate use remains commercial. That would be the
case here. Only 8% would be residential.

Section 4.110(5) specifies that any PC and I zone existing under the prior ordinance is converted
and has the same status of approval as before and “in no event shall that be less than a Section
4.139(2) Preliminary Approval (Stage I)”. (see below)

(5) Any PC & I and PC & I zones existing at the time of this Code shall not only be
designated appropriately under the applicable planned development zone as set forth iz the
Replacement Table, but shall also have the equivalent approval status, regardless of wizether
it was in phases or not, under the current planned development regulations, Sections + 30 to

City Council hearing April 7, 1997
Willamette Valley Homes 97DB03
RGH:Respotise -Peebles Land Use Issues |



4.140, as it or its phases received under the prior applicable planned development regulations,
and, in no event, shall that be less than a Section 4.139(2). Preliminary Approval (Stage One).
(emphasis added)

1 do not understand that a State of Washington court ruling referred (o by Ms. Peebles
regarding Planned Development Zoning applies in Oregon. The land use laws in Washington
are quite different that Oregon’s.

Staff does not find that a rezoning from PDC to PDR or R, as Ms. Peebles states, is necessary
or desirable in order to allow residential use within the Village Center Condominium area.

2. Waivers

Ms. Peebles states that waivers must be reviewed against the four purposes she listed because
the section regarding waivers states the described standards, (minimum lot area, width, frontage,
height and yard requirement, etc.) may be waived in order _to implement the purposes and
objectives of Sections 4.130 to 4.140. (emphasis added). Section 4.130 Planned Development
Regulations - Purpose is a full page of purposes and Section 4.136 Planned Development
Regulations - Development Standards is 20 pages long. Staff reports do not evaluate waivers
against each individual purpose or standard from these 21 pages. The wording of authorization
to waive certain standards is “in order to implement the purposes and objectives of the
(Planned Development sections)”. A rigorous line by line evaluation would be almost
impossible and serve no useful purpose. The basic standard is summarized by the following
“to permit mixed uses and to produce a comprehensive development equal to or better than
that resulting from traditional lot land development.” The other seven purposes listed in
Section 4. 130 follow through with the thrust of that summary purpose.

Variable Property “A” is a part of a larger development, the Village Center Condominium Plat,
and Charbonneau area as a whole. It cannot be evaluated as an individual property but must be
reviewed in context. Since condo lots are defined by State Law, as simply an area in space, the
usual standards for subdivision lots do not apply. However, the information in the staff report
regarding lots and setbacks is given to provide perspective. Only the setbacks for the lot as a
whole apply. The average lot square footage per unit would exceed 5,000 sq. ft., but it is true
that this would vary for each condo lot. This is true for the lots across the fairway, also, which
vary in size from about 3500 sq. ft to 5,000 sq. ft. This would result in a net density of 8.7 to
12.4 dus/ac for the units across the fairway. The apartments to the south, Charbonneau Village
Condominiums have a net density of about 8 units/ac, while the subject development is about
8.7 units/net ac. Thus, the density of the proposal is comparable to the residential
developments adjacent.

3. Site Plan Approval Standards

It is true that Sec. 4.400 is referenced in Sec. 4.421(3) as additional criteria and standards for
Site Design Review.

4. Master Plan Amendment Standards

Stage I is the Master Plan or Preliminary Plan Phase of the Planned Development process.
Section 4.110(5) provides that previously approved Planned Unit developments are given
approval status of Stage I at the time of adoption of the current Zoning code. Approval

City Council hearing April 7, 1997
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standards are given in Section 4.139 and 4.139(7) explicitly states that “modifications...shall be
processed in the same manner as the original application and shall be subjecr to the same
procedural requirements”. Thus, Stage I standards are appropriate amendments standards.
The primary consideration in this determination is that the proposal is consistent with the Land
Use in the Comprehensive Plan. The detailed criteria are given in 4.139(4). The applicant and
staff report have addressed this approval criteria.

SUMMARY RECOMMENDATION:

Staff recommends approval of Stage I and II and not approval of Site Design Review. We still
recommend adoption of Resolution 1371 which lists criteria for redesign of the project.

attachments:
1. WV Code Section 4.110 Zoning - Zones
2. Segment of Comprehensive Plan Map showing Commercial

BH:sh
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4.102 (Cont.)

Map which may, from time to time, be made or published, the Official Zoning Map, which
shall be located in the Office of the City Clerk, shall be the final authority as to the current
zoning status of land and water areas, building, and other structures in the City.

&)} The perimeter boundaries of the Official Zoning Map and the City are
intended to be conterminous to each other at all times. When any irregularities of the two
perimeter boundaries are found, the zoning of the adjacent zoning district shall extend to the
city limits.

4.110 Zoning - Zones.
(D The following Zones are established by this Code:

(a) Residential Agricultural I, which shall be designated as
"RAI" Districts. '

(b) Residential, which shall be designated "R".

(© Planned Development Residential, which shall be
designated "PDR."

(d) Planned Development Commercial, which shall be
designated "PDC."

(¢) Planned Development Industrial, which shall be designated
"PDI." .

2) The use of any building or premises or the construction of any
development shall be in conformity with the regulations set forth in this Code for each
District in which it is located, save and except as Sections 4.179 to 4.185 non-conforming
uses may apply.

3) The Replacement Table below is the replacement relationship of the
Zones established by this Section to those replaced Zones of the previous Zoning
Ordinance.

FRal

- Replacement Table
Established Zones = Previous Zones Code Sec. Qld Ord. Sec.

RAI RA-1 4,120 5.06
R R-7, R-10, 4,121 5.01, 5.015,
R-20 & MR-1 5.02, 5.07
PDR PD Regulation 4.130 12.01 et seq
PDC C-1, C-2, Square 4,130 5.020, 5.03,
76, City Center Ord. #66
& PC&1
PDI 1-1, 1-2 & PC&] 4,130 5.04, 5.05,
13.01, et seg
~ 136 -~
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4.110 (Cont.)

4 Any C-1, C-2, 1-1and 1-2zones existing at the time of the enactment
of this Code shall not only be designated appropriately under the applicable planned
development zone as set forth in the Replacement Table, but shall also be considered as
having final approval (Stage Two) pursuant to Section 4.139(3) et. seq., and shall be
eligible to apply for Design Review Board approval.

®) Any PC& I and PC&J zones existing at the time of this Code shall not
only be designated appropriately under the applicable planned development zone as set
forth in the Replacement Table, but shall also have the equivalent approval status,
regardless of whether it was in phases or not, under the current planned development
regulations, Sections 4.130 to 4.140, as it or its phases received under the prior applicable
planned development regulations, and, in. no event, shall that be less than a Section
4.139(2), Preliminary Approval (Stage One).

(6) Any zoned land upon which no development has occurred shall be
subject to an expiration date and shall be governed by Section 4.190.

4.111 Zoning - Zone Boundary Lines.

(1)  Except where reference is made on said map to a street line, political
boundary, or other designated line by dimensions shown on said map or maps, the zone
boundary lines are intended to follow property lines, lot lines, or center lines of streets,
alleys, streams, or railroads or the extension of such lines as they existed at the time of the
adoption of this Code.

_ @ Questions concerning the exact location of zone boundary lines
shall be determined by the Planning Commission.

3) Whenever any street, alley or public way is vacated by official action as
provided by law, the zone adjoining the side of such public way shall be automaticaily
extended, depending on the side or sides to which such lands revert, to include the right-of-
way thus vacated, which shall thenceforth be subject to all regulations of the extended zone
or zones.

4.120 Zones - RA-T Residential Agricultural Zone.

0] Purpose:

(@  The purpose of this zone is to provide large lot residential
areas, incidental agricultural use and small scale livestock raising within
areas designated for O to 3 dwelling units per acre on the Comprehensive
Plan.

()  Itis further the purpose of this zone to serve as a holding
zone to preserve the future urban level development potential as
undeveloped property designated for industrial or more intensive residential
development. This zone shall be applied to all urbanizable properties
within the city which are planned for industrial and residential development
greater than three units per acre and which have not been previously zoned
or preliminarily planned in accordance with the Comprehensive Plan.
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